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TOWN OF EASTHAM
HOUSING PRODUCTION PLAN

. EXECUTIVE SUMMARY

A. Introduction

Eastham is primarily a residential community with a year -round population o f about 5, 000
residents. The town is particularly challenged during the summer months when the
combinat ion of seasonal residents and visitors, drawn to the town by its stunning natural

beauty and wide -rangi ng recreational opportunities, can increase the p opulation more than
five-f ol d. These vi sit otowist beocohosny ebut alsmamatehemamios s pressures
on local services and the housing market . Pressures on the housing market  were ampli fied

during the 2020 -2021 Covid-19 pandemic due to the loss of income experienced by some
residents and the heightened demand from those seeking Eastham as a s afer retreat from the
pandemic .

In tandem with growing numbers of seasonal units and second home s, now at about 60% of all

units, dramatic = demographic shifts have been occurring. Not only is Eastham losing

population, but it is also continuing to lose  younger residents simultaneously to substantial

gains in older ones. These demographic cha nges are projected to continue and likely

contribute to further  losses in population diversity, significant shifts away from families and

workers, and an extended reti  rement focus. Rising housing costs are  aggravating the situation,

leading to wider afford ability gaps and severe cost burdens . This situation is not uni que to

Eastham as it is a trend throughout the Cape , the Lower and Outer Cape in particular

Consequent ly, planning efforts have  focus ed on strategies to attract younger residents to the

community andal so meet the needs of East hohaldérsadiltsjicr easi ng p

This Housing Production Plan represents an update of the Plan that was completed and
approved in 2016 and the work that was recently adopted as part of the Eastham Strategic Plan
for FY2020 - 2024, presenting a snapshot of current conditions and t rends as well as an outlook
on the future . It also analyzes the existing gaps between what hous ing is available and what
residents can afford , including a review of local, regional and state programs and resources to
address unmet housing needs . The Plan will also help forward the goals, priorities and actions
included in the recent Town - wide Strate gic Plan.

B. Summary of Housing Needs Assessment

A summary of key community demographic a nd economic characteristics in comparison to
Barnstable County and t he state is included in Table | -1 and highlighted below . Appendix 1
includes the percentage cha nges between 2000 and 2019 for these same characteristics,
offering a nother point of comparison
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1 Declining population
Like Barnstable County as a who le, Eastham has been losing population and at a faster
rate, with a 10% rate of loss between 2000 and 2019 compared to 4.2% for the county
according to 201 9 census estimates . The population is estimated to be down to 4,9 01
residents from 5 ,453 in 2000 . Town records suggest a somewhat lower rate of loss at
7.6%with 5,037 residents as of 2019 with some upt ick to 5,246 residents as of theen d
of 2020, representing a 3.8% decrease from 2000. 1

Table | - 1: Summary of Demographic Characteristics for
Eastham, Barnstable County and the State , 2000 and 2019

Demographic Eastham Barnstable County Massachusetts
Charact eristics 2000 2019 2000 2019 2000 2019
Total population 5,453 4,901 222,230 212,990 6,349,097 6,892,503
% less than 20 years 19.3% 18.5% 22.1% 16.6% 26.4% 22.6%

% 20 to 34 years 12.7% 9.1% 13.2% 14.0% 21.0% 21.4%

% 35 to 44 years 14.3% 8.0% 15.3% 9.1% 16.7% 12.3%

% 45 to 54 years 15.1% 10.2% 14.8% 11.5% 13.8% 23.0%

% 55 to 64 years 12.6% 22.0% 11.5% 17.4% 8.6% 13.7%

% 65 years or more 26.0% 38.4% 23.1% 31.5% 13.5% 17.0%
Median age 47.6 years | 60.1 years 44.6y ears 54.1 years | 36.5 years 39.7 years
% Family house holds 68.2% 63.6% 64.0% 64.1% 64.0% 62.8 %
%Non - famil ies 31.8% 36.4% 36.0% 35.9% 36.0% 37.2%
Average household 2.24 2.05 2.28 2.18 251 251

Sze persons persons persons persons person s persons
Median hh income $42,6 18 $72,075 $45,933 $74,336 $50,502 $85,843
Individuals in poverty 5.5% 8.3% 7.0% 5.2% 9% 9.4%
%Incomes < $25,000 22.0% 14.8% 24.6% 13.5% 24.6% 15.5%
%> $100,000 10.2% 29.6% 12.4% 35.6% 17.7% 43.5%

Source: U.S. Census, 2000 and American Co mmuni ty Survey 5 - Year Estimates, 20 15- 201 9.

Some population projections for 2030 suggest even greater population losses, down to
3,512 residents ac cording to MAPC estimates and as low as 3,840 residents based on
calculations from the UMass Donahue Insti tute. These projections include fu rther
demographic shifts that involve losses in all age groups with the exception of those 65

years of age or older , projected to grow to almost two - thirds of all residents.

1 The historic disparity between the federal and loc al figur es is largely because fede ral census counts
students as living at their colleges and un iversities while the Town counts students as living at the home
of their parents. Some of those count ed are also inactive voters that might have moved but cannot be
elim inated from the census for  two bie nnial state elections if they do not return a confirm ation notice.
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On the other hand, t he Cape Cod Commission ( CCC) and Barnstable County Regional

Housing Market Analysis 2 suggested population growth for the county in general and for

Eastham as well to an estim ated population of 5,196 residents by 2025, representing a

4.8% rate of growth between 2010 and 2025. The report relied largely on the foreca sts

from Moodyds Anal ytics t hat r el a tinsteadt af typical e stru
projections based on changes in births, deaths and migration patterns that are less

relia ble in seasonal economies an d retirement destina tions.

1 Loss of younger residents a nd substantial gains in older ones

Demographic shifts have resulted in fewer children, from 19.3% to 18.5% of resid ents
under age 20 between 2000 and 2019, decreases in youn g adults from 27 .0% to 17.1%
of those ages 20 to 44, and substantially more older r  esidents with an increase  from
26.0% to 38.4% of those 65 years of age or older. This aging of the population is
reflected in the increase in the median age to 60.1 years compared to 5 4.1 and 39. 7
years for the county and  state, respectively. It is also  signhaled by increasing humbers of
those with special needs as  14.5% of Eastham residents claiming a disability compar ed
to 11.6% for the state based on 2019 census estimates

The relatively high cost of  living in Eastham , the relatively low amount o f affordable
housing, and limited emp loyment opportunities in particular, are creating barriers for
younger age group s and making it increasingly more |  ikely that those who grew up in
Eastham will be less able to raise their ow n families locally without housing subsidies or
help from their fa milies. The ability to retain and attract new residents, particularly
young families, remains a prio rity issue for the Town int he years ahead , also addressed
in the Town & recently - adopted Strategic Plan.

1 Modest losses of families
There has b een a small decline in the percentage of families, from 68.2% to 6 3.6 %of all
households between 2000 and 201 9. The percentage of fami lies has rema ined about
the same during the past two decades for t he county , at 64%, but decreased somewhat
for the state as a whole, from 64% to 62.8%. These losses are largely due to the aging
of the population, driven by the baby boomers 3, with more pe ople living alone in tandem
with fewer children.

1 Lower level of h ighe r- income earners
The median household income increa  sed from $42,618 to $ 72,075 between 2000 and
2019 with a median somewhat lower than Barnstable County 's at $74,336 in 2019, and

2 Crane Associates, Inc.andE conomi c & Policy Resour dVarket Anal Reisgnddh-arear Hou s i r
Forecast of Housing Supply and Demand for B arnstable Count vy, Ma s s pepaed dotr thes Gape

Cod Commission, June 30, 2017.

3 Membe rs of the large g eneration born between 1 946 and 1964.
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signifi cantly lower than the state level of $ 85,843 . The percentage of th ose earning less
than $25,000, at 14. 89% is relatively comparable to 13. 5% and 15.5 % for the county and
state based on 2019 census estimates . On the other end of the income range , the
percentage of households earning more than $100,000 is lower in Eastham at 29.6%
compared to 35.6 % and 43.5 % for the county and state, respectiv ely.

1 /Increasing poverty
The proportion of Eastham residents living in poverty increased from 5.5% to 8.3%
between 200 0 and 201 9 while decreasing for the county from 7 .0% to 5.2%. The state
level increased only modestly from 9 .0% to 9.4%. Clearly some residents have
experienced some loss of income, perhaps through unemployment or
underemployment, and are likely strugglingt o remain in the community.

Table -2 provides a comparative s ummary of key housing characteristics for Eastham,
Barnstable County and the state . Appendix 1 summarizes the percentage change s between
2000 and 2019 for these same characteristics, offering a nother point of comparison

Table | - 2: Summary of Housing Characteristi cs for
Eastham, Barnstable County and the State , 2000 and 2019

Housing Eastham Barnstab le County Massachusetts
Characteristics 2000 2019 2000 2019 2000 2019
Total housing units 5,635 6,289 147,083 164,686 2,621,989 2,928,818
% Occupied ho using 43.3% 38.1% 64.5% 58.6% 93.2% 90.5%
(year-round units)

% Seasonal or 52.3% 60.7% 32.0% 36.8% 3.6% 4.1%
occasio nal use

% Owner - occupied 82.3% 90.7% 77.8% 80.0% 61.7% 62.2%

% Renter - occupied 17.7% 9.3% 22.2% 20.0% 38.3% 37.8%

% Single - fami ly, 94.9% 95.0% 82.9% 83.3% 52.4% 51.8%
detac hed structures

Median sales price $19 2,300 $520, 000 | $178,800 $475,000 $185,000 $445,950
Banker & Tradesman

2000/ 2020

Housing growth 13.6% 12.0% 11.7%
2000to 20 19

Housing density 203.4to 231.1 units 371.6to0 416.1 units 334.5t0 373.6 units
2000to 20 19 per square mile Per square mile per square mile

Source: U.S. Census, 2000 and American Community Survey 5 - Year Estimates, 201 5- 201 9.

1 Slower housing growth
Despite a decrease in the population of year -round residents, net new housing units
increased by 754 units or 13.6% between 2000 and 2 019 according to census da ta, a
rate somewhat higher than county and state housing growth rates of 12% and 11.7%,
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Figure I-1: Housing and Population Growth, 1980-2019 respectively.  Building - permit

data suggest a somewhat
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Housing in Eastham involves two distinct markets, the year -round housing market and

the seasonal or second home market now comprising 60% of all dwellings compared to
37% for Barnstable County as a whole and only 4% statewide . In the summer months
Eastham d sesid ent population increases to almost 30,000, putting enormous pressure
on Town se rvices and the long - term , pe rmanent population.

Figure | - 1 shows the flat growth in new year- round units compared to total unit growth,
providing the incremental add itions to the housing stock between decades, also
showin g population change. Almost all new housing growth h as been part of the
seasonal or second home market.

Year- round production has recently been buoyed by the 65 new units as part of the
Village at Nauset Green development that are not included in these census figures as of
yet.

1 Relatively low h ousing density
East hamds housing density was significantly | ower
231 per square mile as compared to 416 and 3 74, respectively. This is largely reflective
of the considerab le amount of preserved open spac e in town, inclu ding the National
Seashore. In fact, about one -t hi rd of the towndés | and area i

41n the U.S. Census, seasonal uni ts are de fined as those that are intended by the owner to be occupied

during onl y certain seasons of the vyear. Theyar e not anyoneds wusual r emayde nc e .
used in more than one se ason; for exam ple, for both summer and winter sports. Publi shed counts of
seasonal units also include housing units held for occupancy by m igratory farm workers. Wh ile not
currently intended for year -round use, most seasonal units could be used year -round. In regard to units

for oc casional use, these are defin ed by the censu s units held for weekend or other occasional use

throughout the year.  Second homes may be clas sified a s occasional use or as seasonal
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Seashore, and about another 500 acres  of protected open space are owned by the Town
This significant reser ve of open space , as well a s oth er undevelopable natu ral resources,
has helped make Eastham a particularly appealing place to live or visit, attracting
tourists, retirees and second -home owners. Never theless, such large amounts of
protected land put substa ntial development pressures  on the very limited numbe r of
parcels that remain undeveloped  or may be redeveloped

1 Loss of rental units
Census estimates suggest that  Eastham lost 201 rental units betwe en 2000 a nd 2019,
247 since 1990 . Consequent |syrental haeusing Meckméd propor tionately to
9.3% com pared to 20 .0% for the county and 37.8% for the state. This points to rental
housing being converted to owner - occupancy or from year -round to seaso nal use.
The declining supply of rental s is further reflected in a zero percent vacancy rate
according to 2019 census estimates and little or no listings of available units for year -
round use or as winter rentals . The Town has made an imp ortant ef fort to increase the
supply of year -round renta Is through the recent Vill age at Nauset Green develop ment
and the adoption of new zoning for accessory dwelling units (ADUS)

1 Limited diversity in types of housing
Al most al | of E a st hta wérs single -dasnilyndgtachedh homes  (95%),
significant 'y hi gher t haslevel ht82%cas well tisyt the state where 52% of all
units were in single -family detached dwellings. Almost all of the new housing growth ,
with the exception of the Villagea  t Nauset Green, has been in single - family homes.

1 High and rising housing costs
The 2020 median single - famil y house price of $ 520,000 was higher than the county
and state at $475,000 and $ 445,950 , respectively . While housing prices have been
increasing at a steady pace, COVID- 19 caused a surge i n housing dema nd that drained
the inventory of available listings a nd pushed prices to unprecedented levels.

Special HUD data indicates that of Additionally, while the  year-round rental housing stock

the alm ost 1,100 hou seholds with
incomes at or below 80% AMI,
653 or about 6 0% were
experiencing cost burdens as they
were spending more than 30%  of

is small , high rental rates were further exacer bated by
the pandemic . Some residents , who have relied o n
more affordable winter rentals in the past, have be en
outbid by seasonal renters who extended their leases
given an ability to work and attend school remotely.

their income on housing  costs. Of While there are few if any listings , realtors s uggest that

these, 379 or more than one -
third were spending at  least half
of their income on  housing, up
from one - half and one - quarter in
2012, respec tively

a two - bedroom apartment with upgrad es would run
about $1,900. Leasing requirements of a  first and last
mont hds rent pl us a securi
financial barriers for renters. As housing prices
continue to increase, so do the gaps between what

6
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housing residents can afford compa  red to what is available.

1 /ncreasing cost burdens
The 201 9 census estimates suggest that 802 households , or one-third of all Eastham
year-round households , were living in housing that is by common de fini tion beyond
their means and unaffordable as they we re spending more than 30% of the ir income
on housing . This is comparable to the state level but higher than the county at 28.5%.

C. Summary of Priority Housing Needs

Based on the Housing Needs Assessment (see Section ), there are a number of key indicators
that suggest there are significant local needs for a ffordable housing that go well beyond what is
required to meet the 10% sta te afford ability goal including:

1 Households with Very Limited Incomes

Despite generally increasing household wealth, 355 or about 15 % of all households were

earning less than $25,000, substantially more  than the 119 subsidized units available.  Poverty

has also increased over the recent past. Gi ven East hamds tight hoesing
expe cted that many lower income resident s are struggling to afford to remain in the

community , made worse by the pandemic

Priority Need #1:  Given the high costs of hou sing, more subsidized rental housing  is necessary

to make living in Eastham more af fordab le, particularly for those with very limited financial
means. The need for rentals /s fur ther demonstrated by a zero percent vacancy rate and
importance of replaci ng some o f the rentals that have been lost in recent years.

2. Affordability Gaps
A traditi onal rule of thumb is that housing i s affordable if the purchase price is no more than
2.5 times the b uy e rawal household income. By this measure, the median inco me

household earning $ 72,075 in Eastham could afford a house of approximately $ 180,188, 40%
of the median hou se price of $ 520,000 as of the end of 2020 . This implies that the household
inthemiddl e of the towndbs [ ncome rang@ge@dfamo$B40000 0oaf for dal

Additionally, the gap between median household income and t he median single - family ho use
price has widened. While incomes increased by 130% between 1990 and 201 9, the median
single - family house price increased by 239% during th is same period based on Banker &
Tradesman data. In 1990 the median income was 23% of the median house price but  decreased
to 15.7% by 201 9. Moreover, the gap between income and house value was $103,6 61 in 1990
but more than tripled to $ 385,925 by 201 9.

The declining numbers of younger residents, who are likely confronting problems assoc iated
with high living cos ts and limited j ob opportunities, suggests the need to further diversify the
housing stoc k in order to better address their housing and financi al needs.
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Priority Need #2: A wider range of affordable housing options /s needed, iIncluding starter
housing for younger househo Ids entering the job market and forming their own families as well
as opp ortunities for empty nesters to downsize . This includ es those who may not meet all state

affordability requirements under Chapter 40B but ar estilpri ced out of East hamé
market.

3. Special Needs Households

Eastham has a higher level of resident s with disabilities than the state as a whole, at 14.5 % of

all residents compared to 11.6%. This level of disability , plus an increasingly a ging popu lation,

point to significant spec ial needs within the Eastham community . Additionally, t here were only

eight units of special needs housing available (Departme nt o f Men tal Health group homes) , no

subsidized housing units available solely for the elderly, and no assisted living units in  the

community .

Priority Need #3:  Some amount of new housing should be bui It handicapped - adaptable or
accessible to the disabled , includi ng seniors, and more supportive housing services  should also

be integrated int o new dev elopment J goal of 10% of all new  units created, 20% for seniors.

4, EXxisting Housing Conditions
About55% o f Easthamds housing st 8tdnd iwthsrefdreu indretlikelytoi or t o
have traces of lead -based paint, posing safety hazards t o childre n, as well as problems

concerning aging system and structural conditions. Also, b ecause most properties r ely on
septic systems , some existing systems are likel y failing orin disrepair that present problems for
Eastham6s sensiti voaditensvi ronmental ¢

Priority Need #4:  Programs are needed to support necessary home improvements , including
deleading and septic repairs , for units occupied by low  and moderat e-income households,
particularly the elderly living on fixed incomes and investor -owned proper ties occupied by
qualifying househ olds. Current programs to provide assistance in making home repairs shou ld
at least be maintained or increased to meet de mand .

D. Summary of Development Challenges
Undertaking a more proactive housing agenda to promote affor dable housing will be a
significant challenge in Eastham  given the following issues:

1T 7he Townés resources for ab s ora givery siggficao mttpthysicar e | 7 |

constraints.  For example, Eastham has no centralized sewer system and municipal

water services were not av ailable until 2015, making denser development m  ore costly

and difficult . The backbone of the water system has been compl eted with water s ervice

available along Route 6 (which serves dual roles as both a major regional highway and

Easthamé s 0 Ma /i ) an§ maja publid roads. Water service continues to be installed

throughout the remainder of the town with full service to all residential areas available

by 2023 . However, the lack of centralized wastewater infrastructure will continuet o lim it

residential and commercial  development capacity
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1 One-thrd of Easthamébés [ and area I s part of tmie
extremely | imit ed. This large area , as well as the western coastline along Cape Cod Bay,
include s substantial marshland, tidelands, wetlands, an d other ecosystems that are
impo rtant wildlife habitats. These natural amenities attract  millions of visitors annually
and provide highly valued opportunities for a wide range of recreational activities that
need to be protected to the greatest extent possible. Additionally, Eastham has a very
limited supply of land still available for develo pment, and the Town owns a relativ ely
small amount of developable property that could support affordable housing.

1 East hsapopiilat ion increases five -fold during the summer season as visitors are
attracted by the community & s w faigang recreational opp ortunities and natural
beauty. Th is surge of population puts enormous pressures on existing Town servic es
and infrastructure and pre sents other challenges for the community such as how to
house seaso nal workers and maintain sufficient affordable housing f or year - round
workers. The pandem ic h as compelled many seasonal visitors looking for a safer retreat
from the pandemic to stay longe r, thus reducing winter rentals for year - round residents.

It has a Iso drained the inventory of for sale housing, driving u p prices.

91 Like most localitiesi nthe Commonwealth, East hamébs Zlawembrares Byge - lot
zoning of at least 40,000 square fee t per unit, largely in consideration of Title 5
regulations , and li mits the types of housing that can be built . While the Town has
incorporated several meas ures to promote greater housing diversity and affordability
low housi ng density still constrains t  he construction of affordable housing by severely
reducing opportun ities for economies of scale in development.

1 Despite approving the Community Preservati on Act (CPA) and establish ing the Eastham

Affordable Housing T rust to promote affordable housing , the Town still has limited
resources to subsidize new development and affordability gaps  and cost burdens are
widening .
Due to the relatively high costs of housing, whether for ho meownership or rentals , some
residents are still finding it difficult to af ford to remain in Eastham. Children who grew up in the
town continu e to face the possibility that they may not be able to f ind sufficient employment
opportun ities that will allow them to afford to raise their own famili es locally. Long -term
residents, espe cially the elderly, are finding themselves less able to maintain th eir homes and
keep up with high expenses, but they are unable to find alternative housing in t own t hat better

meets their current life styles, including housing that is handicapped -accessible and has
supportive services. Seniors are  in fact a substantially increasing segment of the population,
and the Town will need to focus on their growing hou sing needs. Families are finding it more
difficult to afford to live in town and are spending too much of their income on housing costs
Municipal employees and emp loyees of local businesses are increasingly hard presse d to find
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housing that is affordabl e in Eastham and are confronted with long commutes. COVID- 19 has
precipitated even more financial challenges . Clearly more housing options are required to meet

diverse | oc al needs and produce Eaaneddambés fair share of
E. Summary of Product ion Goals

The state administers the Housing Production Progra m that enables cities and towns to ado pt

an affordable housing plan that demonstrates production of 0.50% over one year or 1.0% over

two years of its year -round housing stock eligible for inclusi on in the Subsidized Housing

Inventory (SHI). Eastham would have to produce at least 13 affordable units annually to meet

these production goals, a formidable challe nge. If the state certifies that the locality has

comp lied with its annual production goa Is, the Town® Zoning Board of Appeals may be able to

deny co mprehensive permit applications without t he devel oper 6s.5 JhisiPlanty t o
provides productio n goals over the next five years  which include the crea tion of affordable and

workforce un its® beyond the 13 - unit annual goal as well as other units that are not eligible for

inclusi on in t he SHI but still serve local housing needs

The stateds subsidizing agelnteragency Agieemnment ¢hattpmvidesd i nt o
more guidance to localities concerning housing opportunities for families with children and

requir e that at least 10% of the units in affordable housing developments that are funded,

assisted , or approved by a state ho using agency have three or more bedrooms with some

exceptio ns (e.g., age- restricted housing, assisted living, supportive housing for individuals,

SRO.&EE.).

F. Summary of Housing Strategies

This Housing Production Plan identifies that significant progr ess has been made in
implementing the Plan that was app roved in 2016. Of parti cular importance was the

development of 65 units of affordable rental housing t hrough the Village a t Nauset Green . This
project re presented the largest development in the commu nity and is a model of inter -

5 If a community has achieved certification within 15 days of the opening of the local hearing for the
compreh ensive perm it, the ZBA shall provide written notice to the applicant, with a cop y to DHCD, that it
consid ers that a denial of the permit or the imposition of conditio ns or requirements would be consistent
with | ocal needs, the grounds that it believes have been met, and the factual basis for that position,
includ ing any necessary supp ortive documentation. If the applicant wi shes to challenge
assertion, it mu st do so by providing written notice to DHCD, with a copy to the ZBA, within 15 days of it S
receiptof the ZBAds notice, i ncl toduppodg its pasiy ah .0 DPHCED shalt raview th ne
materi als provided by both parties and issue a decision wit hin 30 days of its receipt of all materials. The
ZBA shall have the burden of proving sat isfaction o f the grounds for asserting that a denial or ap proval
with conditions would be consistent loca | needs, provided, however, that any failure of the DHCD to i ssue
a timely decision shall be deemed a dete  rmination in favor of the municipality. This procedure shall toll
the requirement to terminate the hea ring within 180 days.

6 Workforce units are def ined in this Plan as those earning between 80% and 120% of ar ea median
income who are still largely priced out of the existing housing market.
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community cooperation as Wellfleet and Orleans both cont ributed $100,000 t owards project
financing . Because this rental project i nvolved a Chapter 40B compr ehensive permit, all units
qualified for inclusion on the Subsidized Ho using Inventory , including the 15 units that were
targeted tot hose with incomes between 80% and 90% of area median income. This enabled the
Town to boost it s SHI considerably, from 50 to 119 units between 201 5 and 2020, or from 1.9%
to 4.6% of its y ear-round housing.

The Town also made noted progress in modifyi ng its zo ning to m ake Accessory Dwelling Units
(ADUs) easier to administer and create . It is hoped that th e changes will generate more interest
in ADUs to help develop smaller year - round rental uni ts with out negative community imp acts.

The strategies list ed below build on this progress and are categorized according to approaches
for building local capa city to implement th e Five-Year Strategic Plan and this Housing
Production Plan, continuing develo pment and preservation activities , and adopting new
regulat ory changes. The strate gies also reflect state requirements that ask communities to
address a numbe r of major categorie s of housing production approaches .7 A summary of these
actions isincluded i n Appendix 2 and a summary of the pro gress made since the 2 016 Plan was
completed isin cluded in Appendix 3.

/t is important to note that these strategies a re presented as a package for the Town to

prior itize and process, each through the appropriate reg ulatory channels. It should be noted

that while a major goa | of this Planistoevent ual |y meet the stateds 10%
40B, another important goal is to serve the wide range of local housing ne eds, and there are

instances where housing initiati  ves might be promoted to meet these needs that will not

necessarily result in the inclusion of units in the Subsidized Housing Inventory (SHI).

1 Capacity Building Strategies

While Eastham has an existi ng organizational structure in place to focus on af fordable housing
issues, including partnerships with local service providers and d evelopers as well as the

Eastham Affordable Housing Trust, t  he following str ategies are intended to  make additional
progress i n t he T o wncteate nokeidiverse lyoust img options . It is important to note
that local planning s hould address the need for increasing financial assistance, beyond CPA
funding , in support of not o nly hous ing but economic development and infrastructure to
address demographic shi fts and unm et needs .

1 Hire a Housing Coordinator
The Town has FY22 funding in place and needs to hire a par t-time Housing Coordinator
to facilitate and promote activities tha t addr ess East ir affodable anded f o
workforce housing.

7 Massachusetts Gen eral Law Chapter 40B, 760 CMR 56.03.4.
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1 Continue to con duct o ngoing community outreach
It will be important to ¢ ontinue to engage th e communi ty in discussions on affordable
housing and help galvanize local support, political and financial, for new production.
The Housing Trust has made considerable progress in this area by hiring a marketi ng
consultant and creating a new housing websi te.

1 Explore new local housing support programs
The Housing Trust has been developing new housin g initiatives to help serve a wider
range of local housing needs including a Closing Cost Assistance Program to help firs t-
time homebuyers and a Lease to Own Pr ogram to support tenants of Trust - owned
properties move on to homeownership. These programs are programmed in the
Housing Trust budget but are not yet implemented, pending admin istrati ve suppo rt
from Housing Coordinator.

2. Development and Preservation Strategie s

To accomplish the actions included in the Five - Year Strategic Plan and this Housing Plan, it will
be essential for the Town to continue reach ing out to the development commun ity and sources
of public and private financing for necessary technical and fina ncial resources. While some of
the units produced may rely on the partici pation of ex isting property owners, most of the
production will continue to focus on joint ventures wi th both for-profit and non - profit
developers to create affordable units

1 Continue to make suitable public property available for affordable housing

The Town will continue to ¢ onduct the necessary studies and planning to determine the
feasibility of developing public ly- owned properties . For example , the Town has created
a Development Committee to explore development options for the former T- Time
property on Route 6. This Committee has also been tasked with making development
reco mmendations for two additional Town -owned properties including the current
Council on Agin g (COA) property and Town Cen ter Plaza. All three properties will likely
include affordable housing , senior, and/or  workforce housing . Once Town Meeting
approves a property for af fordable housing, the Town will  select a developer through a

Requests for Proposals (RFP) process based on the Townés ter ms

development and state Local Initiative Program (LIP) require ments.

91 Continue fo partner with developers on privat ely- owned properties
The Town will ¢ ontinue to work collaborativel y with area non - profit and for - profit
developers on new development opportunities that include the use of local zoning

provisions and 0 fi endl y O6rehensivemermits t hr ough t he & Inidattieed s

Program (LIP).
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1 Continue to partner with non- profit organizations o n local housing programs
The Town will ¢ ontinue to work collaboratively with area non - profit housing
organizations on spec ial programs to promote affordable rental units and m ake
essential improvements to the existing housing stock.

1 Continue to pursue regional opportunit ies
There is a precedent on the Cape to work collaboratively with other communities on a
number of hous ing initiati ves. The Town will continue to participate  in regio nal activities
including current efforts as well as futu re opportunitie s as they arise. For example,
establishing a regional land trust to fund and develop land for housing is worth
exploring.

3. Regulatory Strategies

Housing production is cont ingent no t only on actual development projects but o n the

regula tory tools that enable localities t o guide new housing creation. To most effectively and

efficiently implem ent the strategies included in this Plan and meet production goals, greater

flexibil ity wil be needed i n the Townd sewZoolswiln be régyiredaon ,captured n

more affor dabl e units and better guide new deveidsophment t
Town has appointed a Residential  Zoning Task Force to explore and recomm end zoning

changes that will help promote affordable housing . Included in their r eview will be the

following zoning - related strategies

1 Adopt inclusionary zo  ning
The Town should explore the a  dopt ion of inclusionary zoning  with i ncentives to ensure

that any new residential development in Eastham provides a percentage of affordable or
workforce units or cash in -lieu of units t o be invested in ¢TMHrest Town?d
Fund.

1 Amend the Open Space Residential Subdivision Development (  OSRSD) bylaw
E a st h aoidgin cludes an Open Space Residential Subdivision Development (OSRSD)
bylaw that requires part of the development parcel be set-aside and regulated as
perm anent open space when such plan is preferable to a conventional residenti al
subdivision in the Re sidential A district . This provision promotes a
compact deve lopm ent pattern as units are built in a clus ter instead of the conventional
grid pattern, allowing higher density on a portion of the site and creating per manently
restricted o pen space as well. The bylaw, however, has not been used to date . The
Town shou Id r evisit these provisions and determine wh at measures may better promote
its use including density bonuses for the integration of some amount of affor dable
housing and the extension o f the provisions to other zoning districts including
commercial zones.
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1 BExplore rezoning to convert motels to mixed- income housing
The Town should pu rsue new zoning to proactively provide support for motel or cottage
colony redevelopment activity instead of reacting to proposals to convert such
properties that do not integr  ate affordability and other publi ¢ benefits t hat meet local
needs and priorities . Eastham has a number of properties that might benefit from this
type of rezoning, including old er motels and small cottage colonies . Such a project
might also benefit from  local financial support to ensure the integration of affordable or
workforce unit s.

1 Prepare Design Guidelines
The process of preparing the Strategic Plan F Y2020 - 2024 r ecommended that the Town
prepare Design Guidelines to help ensure greater resiliency and sustainability of n ew
development as well as more architecturally - compatible des ign. Guidelines will focus
on North Eastham that includes a District of Critical Planning Concer n (DCPC).
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TOWN OF EASTHAM
HOUSING PRODUCTION PLAN

II.  INTRODUCTION

A. Backgro und and Purpose

Eastham is a ¢ oastal resort and resi dential community, nestl ed between the Atlantic Ocean on
the east and Cape Cod Bay on the west, Wellfleet to the north an d Orleans to the south, on the
forearm of the Lower Cape. The town of about 5, 000 year-round resi dents and is re moved
from major emplo yment centers as it is approximately 25 miles east of Hyannis, 92 miles
southeast of Boston, and 96 miles east of Provide nce.

Eastham has approximately fourteen and one - quarter (14.25) square miles of upland,
transla tin g into about 9,120 acres, of which  nearly one - third, or 3, 000 acres, lies within the
Cape Cod National Seashore. Eastham has the distinction of being the gateway t o this
important national treasure that attracts millions annually. It also has an import ant historic ro le
as the place where the Pilgrims first lande d in 1620, the exact location which continues to be
called "First Encounter Beach" to this day . Several decades later, in 1651, the town, which had
been referred tt,lbécamsknawN asw Bastham.

In reflection of this sign ificant history, the Loc al Comprehensive Plan, which was prepared in

2002 and updatedin2010 , st at es, 0 T h es walled shese grdumdd rnaaynyears ago.
Our forefathers, the Pilgrims, followed suit. We, who are presently entr usted with formulating
plans for the future of = Eastham, must do our best to preserve the essence of these grounds.

We will be judged for the ¢ ourage we demonstrate in our compér dfmensi v

introduction to the  Plan also includes thes e wo r astham i) &d will co ntinue to be, a caring
community as evidenced by a strong interest in affordable housing for all residents in our Town

whohavesuch need, and by the continued strong® support

Th e t o histdris and recreat ional features, as well as East hatowdh €haracteq have
continued to lure visitors over the years d some who arrive for short or extend ed period s in the
summer, others who have decided to purchase second homes, tho se searching for a place to
retire , and even some more r ecently in search of as afer retreat from COVID -19. But, as is true
with  most communities on the Cape, living in Eastham has beco me expensive with median
housing prices for single - family homes at $52 0,00 0 as of the end of 2020, and r ents pushing
$1,900 fo r atwo - bedroom apartmen t with upgrades

8 Town of Eastham, 2002 Local Comprehensive Plan (draf tupdate in 2010) Committee Statement, page iii.
9 |bid.
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Given local challenges , Eastham embarked on the preparation of the Five- Year Strategic Plan to
help prioritize Town investments and activities through a ¢ ommu nity - wide plann ing process.
The Eastham Strategic Plan was approved un animou sly by the Select Board in 2019. One of the
six priority goals  is to increase the diversity of h  ousing op tions. The Plan further recognized the
recent development of the Villa ge at Nauset Green, a new $23 million project on Town - owned
property that includ es 65 rental units with a range of affordability, from those with incomes at

or below 30% of area median i ncome (AMI) to 90% AMI. It also identifies key strategies for the
Town to undertake over the next five yea rs, many of which were part of the 20 16 Hou sing
Production Plan (HPP) and are major components of this updated HPP.

The September 2019 Town  Meeting a Iso approved a Family Support Package that provide s
funding for educat ion, housing and human service needs of Eastham residents. The package

calls for an additional $490,500 and is contingent on the passage of a Prop. 2% override vote. It
includes funding for preschool children , school lunches and nutrition assistance for al | re sident
Eastham children enrolled in Nauset regional schools, summer lu nch pr ograms, an elementary
after - school program, and additional funding for the Affordable Housing Tru st.

This Housing Production Plan (HPP) represents an update of the  HPP that was com pleted and
approved in 201 6 and the wo rk that w as completed on the Strategi ¢ Plan for FY2020 - 2024 in
2019, presenting a snapshot of current conditions and trends as well as an outloo k on the
future . It also analyzes the existing gaps between what hous ing is available and what residents
can afford, including a review of local, re gional and state programs and resources to address
unmet housing needs . The Plan will also help fo rward the goals, priorities and actions included

in the recent Town - wide Strate gic Plan.

B. Housing Goals and Guiding P rin ciples

This Housing Production Pla n builds on the work that has been past including most recently the
Strategic Plan for FY2020 -2024, adopted in 2019. The Plan highlighted three overarching
guiding principles in  clud ing:

1. Honor East ham6s hectddgsmallyfowmidedtityp r ot
2. Live in harmony with the natural environment and local culture.

3. Enhance community vibrancy and viability f or people of all ages.

Of particular importance was the community -wide goal to diversify housing options in Eastham
whic h is of g reat significance to this Ho  using Production Plan.

Easthambés Affordabl e HoSelsct Board dlso adopted the d ollowing guiding

principles for pursuing affordable housing opportunities in Ma y and August 2015, respectively:
1. Increase housing opportunities to those who | ive and/or work in the community, by
prioritizing opportunities that support its local citizenry a nd that s erve a range of local
16
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Eastham, and identifies a responsive set of strategies to address housing needs and meet

production goals.

C. Definition of Affordable Ho  using

There are a number of definitio ns of affordable housing , as federal and state programs offer
various cri teria. F or example, the U.S. Department of Housing and Urban Development (HUD)
generally identifies units as affordable if gross rent (including costs of util ities borne by the

tenant ) i s more than 30% of a househol doés eacthnc o me
dependent, for child care, and for extraordinary medical expenses, etc.) or if the carrying costs

of purchasing a home (mortgage, homeowner s association fees, property taxes an d insurance)

is not more than typically 30% of income. If households are paying m ore than these amounts,

orda bility problems  or cost burdens ; and if they

mor e for hous ing, they have severe co st burdens.

no

they are described as experiencing housing aff
are paying 50% or
Housing subsidy programs are often targeted to particular in come rang es depending upon
programmatic goals. Extremely low  -income housing is dir ected to households with incomes at
income (AMI) as defined by HUD ( up to $26,100 for a family of
three for the Barnstable  County area), and very low-income is defined as households with
incomes between 30% and 50% AMI (up to $43,500 for a family of three). Low - and moderate -
50% and up to 80% AMI (up to $69,600 for a
-1.

or below 30% of area median

income general ly refers to the range from over

family of three). These income le vels are summarized in Table Il

Table Il - 1: HUD AREAINCOME LEVELS FORBARNSTABLE COUNTY, 20 20

# Persons in 30% AMI 50% AMI 80% AMI 100 % AMI 120 % AMI
Household

1 $20,300 $33,85 0 $54,150 $67,620 $81,144

2 $23,200 $38,650 $61,850 $77,280 $92,736

3 $26,100 $4 3,500 $69,600 $86,940 $104,328

4 $29,000 $48,300 $77,300 $96,600 $115 ,920

5 $31,350 $52,200 $83,500 $104,328 $125,194

6 $35,160 $56,05 0 $89,700 $112,056 134,467

7 $39,640 $59,900 $95,900 $119,784 $143,741

8+ $44,120 $63,800 $102,050 $127,512 $153,014

2020 Median Household Income for the Barnstable Metropolitan Statisti cal Area (MSA) = $ 96,600
Source: U.S. Department of Housing anthdurDevelopmat (HUD) and the Commuwi Preservation
Coalitionfor 100% AMI levels. 120% levels based @times CPAmits.

Most state - supported housing assistance programs are targete d to households earning no

more than 80% of area median income ; however, many re ntal programs are di rected to those
For example, the Low Inc ome Housi ng Tax Credit
, is targeted to ho useholds earning up to 60% AMI, also
with some even lower income re quirements . First-time homebuyer pro grams typically apply

AMI. /t is worth noting  that acco rding to special HUD data,

earning at lower income thresholds.
Program , that subsidizes rental units

income limits of up to 80%
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approximately 1, 100 households , or about 46% of East hamés tot al househol
income - eligible for afford able housing using the 80% AMI criter ion without consideration of
financial assets.

The Community Preservati on Act al lows Community Preservation funding to be directed to
those within a s omew hat higher income range , 100% AMI, now commonly referred to as
O cnumunity ho usi ngao. A d @met housingadeVielgypments incorporate several income
tiers. For example, the Villag e at Nauset Green included three income tiers, one for those under

30% AMI, a second for those with incomes from 30% to 60% AMI, and a th ird for those in the
60% to 90% AMI income range. 10

The state established legislation for promoting affordable housing under Chapter 774 of the
Acts of 1969, creating the Massachusetts Comp rehe nsive Permit Law (Massachusetts General
Laws Chapter 40B). Thi s legislation allows developers to ov erride local zon ing if the project
meets certain requirements and the mun icipality has less than 10% of its year -round housing
stock defined as affordab le under the 40B Subsidized Housing Inventory or meet other statuto ry

minima inc luding annual housing pr oduction goals . I n cal culating a communi
toward the 10% Cha pter 40B goal, the state counts a housing unit as affordable if it is created
by state or federal programs that support low - and moderate -income h ouseholds ear ning at or

below 80% AMI.

FOR THE PURPOSES OF CHAPTER 40BAFFORDABLE HOUSING IS
GENERALLY DERWNED AS HOUSING UNITS THAT ARE:
1. Subsidized by an eligible state or federal prog ram.
2. Subjectto along -term deed restriction limiting
occup ancy to incom e eligible households fo r a specified

time .
3. Subject to an Affirmative Fair Housing Marketi ng Plan.
Based on the Massachusetts Department of Housing and Community Dev elopment 6 s mo st

recent data on Easthamds swmgpmtindedoh Bhéorsdableds hGSuwdi
Housing Invento ry (SHI), the town had 2,6 32 year-round housing units of  which 119 were

counted by the state as affordable, representing 4.52 % of the ye ar-round housing stock. The

percentage will be adjusted when the 2 020 census fi gures are released, pote ntially decreasing

somewhat given limited growth in the year- round housin g stock .

101t should be noted, however, that those units t hat involve occupants with incomes higher tha n 80% AMI,
while still serving local housing needs, will not count as part of th e Subsidized Housing Inve ntory (SHI) and
help the Town reach its 10% affordability goa | or annual housing production goals unless t hey are part of a
Chapter 40B rental developm ent where 1 00% of the units qualify for inclusion in the SHI , as was the case
with the Village at Nauset Green. Also, at least 25% of the units must be targeted to t hose earning at or
below 80% of area mediani ncome (AMI) or 20% targeted to those at or be low 50% AMI .
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lll. HOUSING NEEDS ASSESSMENT

This Housing Needs Assessment presents
Town of Eastha m, providing details on demographic
analyses of market conditions and

affordabi lity gaps , and priority housing needs.

an overview of the current housing situation in the

and housing cha racteristics and trends,

of continuing ri sing housing costs and widening affordable gaps, increasing numbers

residents are being shut out of

t he

¢ 0 mm uhousihgyndagket

only exacerbated market pr essures and increased local needs

A. Demographic and Economic Profil e

Eastham
children,

exodus of young families from the Lower Cape
has also pu t

greater

is experiencing significant demographic shifts with a dec

pressur es

1 Population Growth &8 Continuing population decline

During World War I, the
town was st ill primarily a fishin
experience a s urge

pop ulation in Eastham
g and agricultur al village.

included only 582

populati on increased by 3,410 residents, from 2,043 to 5,453, with an incre

residents betwe en 1980 and 2000

1 and Figure Il - 1.

Table 1lI- 1: Population Growth

alone . This historic housing growth is

, 194010 201 9

East hamos

The recent pandemic

for estall the
, a daun tin g challeng e. The arrival of COVI D- 19

on residents

presented in Table

In the context
of
has

lining popula tion, fewer
an aging populat ion, and greater numbers of smaller households. More afford
and workforce housing options in tandem with better paying jobs might help

able

residents , a point when th
After the war, Eastham began to
in population growth, particularly between 1970 and 2000 when the
ase of almost 2,000
11-

Total Number of Change Over Percentage
Year Residents Previous Decade Change Over Median Age
Previous Decade
1940 582 -- -- --
1950 860 98 16.8% --
1960 1,200 340 39.5% 37.5 years
1970 2,043 843 70.2% 41.1 years
1980 3,472 1,429 70.0% 39.1 years
1990 4,462 990 28.5% 41.7 years
2000 5,453 991 22.2% 47.6 years
2010 4,956 -497 -9.1% 56.6 years
2019 4,901 Census -55 -1.1 60.1 years
Estimates
Town 5,037/end of 201 9 81 1.6%
Census 5,242/e nd of 2020 286 5.8%

Sources: U.S.

Census Bureau decennial fi gure s, American Community Survey (ACS) 5
2015 - 2019, and Town Cle rk records .

- Year Estimates,

Eastham Housing Production Plan
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After 200 0, Eastham exper ienced some population loss, down to 4,956 full - time reside nts by
2010 and just a bit lower to 4,901 in 201 9 according to U.S. Census Bure a u dAsmerican
Community Survey estimates.

Town records indicate that as of the end of 201 9, the population was 5,037 and thus only
modestly higher than the 201 9 census estim ate, Town records also identify 5,242 residents as

of the end of 2020, highert  han expected given past trends.  The historic disparity between the
federal and | ocal figures is largel y because federa | census counts students as living at their
colleges and un iversitie s while the Town counts students as living at the home of their parent S.
Some of those counted are also inactive voters that might have m oved but cann ot be eliminated
from the census fort wo biennial state elections if they do not return a confirm ation not ice. Itis
also important to note that these figures do not include s easonal visitors or second
homeowners.

Figure llI-1: Population Growth, 1940-2019
6000 5,453
4,956 4,901

5000

4000

3000

2000

1000 582
0

1940 1950 1960 1970 1980 1990 2000 2010 2019

Source: U.S. Census Bureau decennial figures and Ameri can Community Su rvey 5 - Year Estimates
2015-2019

The Metropolitan Area Plan ning Coun cil (MAPC) has calculated population growth projections,
summarized by age range in Table Il 1-4. These projections suggest that the popu lation will
decrease to 4,307 resid ents by 2020 , which certainly will not be the case given 2019 census
estima tes of 4, 901 residents . Projections estimate a  still further decline to 3,512 by 2030,
likely overestimating population losses . Population proj ections from the State Data Center at
the Universit y o f Massachusett s d (UMDIpsudgesedramat sict pofdula tioa losses
as well to 3,840 residents by 2030 and 2,865 by 20 40, as summa rized in Table Ill -5.
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The Cape Cod Commission (CCC) and Barns table County commissioned a Regiona | Housing
Market Analysis which was completed in June 2017. 1! This report s uggested some growth in

population growth for the county in general and for Eastham as well to an estimated population
of 5,196 residents by 2025, representing a 4.8% rate of growth between 2010 an d 2025. The
report, which was prepared by Crane Associates, Inc. and Economic & Policy Resources, relied

largely on the forecasts from Moo d y O6Amalytics that relate to the structural economy in the
county, forecasting t he c ount y daoniicpdrformam o2 and demographic changes within

a larger prospective view of its e conomic, financial and demographic dynamic. A Cape Cod
Commission econ omist suggests that the MAPC and State Data Center projections may not
consider unique factors in typi cal retirement ¢ ommunities where the outpacing of births by
deaths may be a less rel iable measure for population trends than the ability of the community

to attract new residents from outside the region. 12 These projectio ns are likely a more reliable
sourc e for demographi c forecasts than the MAPC and State Data Center figures alt hough the y
do appear somewhat optimistic ~ given past trends.

2. Age Distributio n 8 Significant decreases in younger residents and major gains in o lder
adults

As Table 1ll-2 and Figu re llI-2 both demonstrate, Eastham is continuing to experienc e the
followin g demogra phic shifts :

1 Decreases in children
While the overall population incr  eased by 41% between 1980 and 20 19, children under
the age of 18 decreased by 29% according to census estimates, repre senting a
decreasing portion of the population 0 from 22.3% in 1980 to 11.2 %by 201 9. In just the
period b etween 2000 and 2019, the decrea  se was still high at 43% in comparison to a
total population declin e of 10% duri ng this period

1 Declines in young adu [lts
Young adults between the ages of 1 8 and 34, who would b e enterin g the labor market

and forming their own families , decreased by 40 % between 1980 and 2019, and even by
36 % between 2000 and 2019 . This h as reduc ed, the pool of entry -level workers and
service employees. In 1980 this group comprised about 2 4% of Ea s t h aesidests, but

by 2000 the percentage had dropped to only 1 4.4%. The 2019 census estimates
suggest a further drop to 10.3  %.

p

Co ¢
2

1 Crane Associates, Il nc. and Econo miHousirg M&ketl Analygis R Dur ce s,

year Forecast of Housing Supply and Demand for Barnsta bl e County, Massachusettso,

Cape Cod Commission, June 30, 2017.

12 Ramachandran, Mah esh , Environment al Economi st for the Cape

Popul ati on PraoPoblermé | smédm Banker & Tradesman, November 28,
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This out mig ration of young adults is occurring throughout m ost communities of the
job oppo rtunities, particularly those outside of
the retail and service sector s that pay well, and high living expenses are increasingly
forcing this group to relocate further away . Clearly more s ubsidized rental options
would be extremely helpful in hous ing this dwindling but important
This trend also suggests the need for not only workforce development efforts, but more

er homes in the private housing market have

Cape, where the combination of fewer

first- time homebuyer opportunities as start
virtually disappeared in Eastha m.

Table IllI- 2: Age Distribution, 1980t0 201 9

population group .

Age Range 1980 1990 2000 2010 2019

# % # % # % # % # %
Under 5 Years 181 5.2 255 5.7 208 3.8 141 2.8 63 1.3
59 17 Years 595 171 654 14.7 757 13.9 483 9.7 485 9.9
18 & 24 Years 311 9.0 303 6.8 270 5.0 246 5.0 280 5.7
25 0 34 Years 523 151 596 13.4 514 9.4 318 6.4 223 4.6
35 044 Years 288 8.3 639 14.3 778 14.3 450 9.1 393 8.0
45 054 Years 379 10.9 397 8.9 822 15.1 724 14.6 498 10.2
55 6 64 Years 501 14.4 562 12.6 685 12.6 987 19.9 1,079 22.0
65 0 74 Years 495 14.2 702 15.7 790 145 825 16.6 1,013 20.7
75 0 84 Years 155 4.5 273 6.1 624 9.6 563 11.4 612 125
85+ Years 45 1.3 81 1.8 106 1.9 219 4.4 255 5.2
Total 3,473 | 100.0 | 4,462 100.0 5,453 | 100.0 | 4,956 100.0 4,901 100.0
Under 18 776 22.3 909 20.4 965 17.7 624 12.6 548 11.2
Age 65+ 695 20.0 1,056 23.7 1,520 27.9 1,607 32.4 1,880 38.4

Source: U.S. Census Bureau, 1980,

for 2 015 - 2019.

1 Additional losses of y ounger middle - age resident s

There have been significant fluctuations in the proportion of r

1990, 2000 and 201 0; American C ommunity Survey 5 - Year Estimates

esidents betw een the ages

of 35 and 54, as they comprised 19.2% of Eastham resid ents in 1980 , up to 29.4% in
2000, and down to 18.2%
Figure Il1I-2- Change in Age Distribution, 2000 to 2019 by 201 9 These residents
1,200 1,079 totaled 1,600 in 2000 and
965 987 1013 567
1,000 - have fallen to 891 by 2019,
800 24 24 685 730 a 44% decline .
548
600 514
400 270, 183 7’ 1 Major increases in
500 older adults
) The aging of t he townds
<18 18-24 25-34 35-44 45-54 55-64 65-74 population is  striking
_ _ ) largely driven by the baby
m 2000 Census 2010 Census 2019 Census Estimates
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boom generat ion and the area 6 s ractioh as a r etirement destination . For example,
residents between the ag es of 55 and 64 comprised 14.4% of the population in 1980,
decreased to 12.6% b y 2000, and then increased to 22% by 201 9. The population of
those 65 years of age or older has incre ased substantial ly over the past several decades
as they comprised 20% of t he popula tion in 1980, increased to  about 28% by 2000, and
by 201 9 included 38.4% of the Town6s Ever thasa semarssover 75 years
incre ased as a per centage of the populat ion from 5.8% in 1980, to 11.5% in 2000, and
then to 17.7 %by 2019, from 20 Oto 867 residents.

The aging trend is also revealed in the increasing
median age in Eastham, from 39.1 years in 1980 , to
47.6 years in 2000, and 60.1 years by 2019 as
presented in Table IlI- 1. This level is high in comparison

While  the total  population
increase d by 41% between 1980
and 2 019, t hose age 65 or older
increased by 170% and those 75

to 37.1 years and 31.1 yea rs for th e county and state in
or older by 334%.

1980, respectively ; 44.6 years and 36.5 vyears,
respectively, in 2000 ; and 54.1 and 39. 7 years by 201 9.
Based on 2019 census est imates, 60.4 % of all r esidents are age 55 or older.

The aging of residents also suggests that t he Town s hould address the housing needs of this
burgeoning population, offerin g mo re housing options for seniors , including options for
downsizin g with greate r handicapped - accessibility and suppo rt services. It should be no ted,
however, that it is diffic  ult to qu alify long - term residents with substantial home equity for
housing ass istance given limits on financial assets.

Table Ill-3 provides com parative info rmation for Barnstable @ County and the state, which
highlights the trends described above with continued tr ends towards fewer children  and young
adults , and a higher level of older adults . For example, Eastham and Barnstable County had a
signif icantly lower percentage of childre n than the state in 201 9, 11.2 % and 14.9 %, respectively,
compared to 19.6% for the s tate. Onthe otherhand, East hamés percentage
old er was 38.4%, more than double the state level of 17%.

Table Ill - 3: Comparativ e Age Distribution Data, 201 0 and 201 9

Eastham Barnstable County Massachusetts
Age Range % 2010 % 2019 %2010 % 2019 % 2010 % 2019
Under 18 12.6 11.2 17.3 14.9 21.7 19.6
18 to 34 11.3 10.3 14.8 15.7 23.1 24.4
35to 44 9.1 8.0 10.6 9.1 13.6 12.4
45t054 14.6 10.2 15.9 11.4 155 13.0
55 to 64 19.9 22.0 16.6 17.3 12.3 13.6
Age 65+ 324 38.4 25.0 31.5 13.8 17.0
Median Age 56.6/ 60.1 years 49.9/5 4.1 years 39.1/39. 7 years
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Sourc e: U.S. Census Bureau, 2010 and American Community Survey, 201  0- 2014 5 - Year Estimates for
Eastham and 1 - Year 2014 Estimates for the county and state.

Table IlI-4 present s populat ion projections by age range through 2020 and 2030, prepared by

the Me trop olitan Area Planning Council (MAPC). These projections suggest a continuati on of
population trend s with declines in younger residents and substantial increases in seniors. For
exam ple, those older adults aged 65 years or more are projected to increas e from about one -

third to almost two - thirds of the population by 20 30. There are considerable reductio ns in all
other age categories with those under age 3 5 dwindling to only 8. 7% of the population.

Table 1 1I- 4: MAPC Population Projections for 2020 and 2030

Age Range 2010 Census 2020 Projections 2030 Projections
# % # % # %
Less than 5 years 141 2.8 101 2.3 43 1.2
5to 19 years 565 11.4 335 7.8 208 5.9
20 to 34 years 482 9.7 221 51 55 1.6
35 to 64 years 2,161 43.6 1,561 36.2 910 25.9
65+ years 1,607 324 2,089 48.5 2,296 65.4
Total 4,956 100.0 4,307 100.0 3,512 100.0

Source: Metropolitan Area  Planning Council (MAPC), Massachusetts Housing Data Portal , January 2014.

Table I 1I- 5 provide s projections of the age distribution in Eastham through 20 40 from the State
Data Center at the University of Massachusetts Donahue Institut e (UMDI), forecasting a decline
to 3,840 residents by 2030 and 2,865 by 2040 . It also provides some addi tional confirmation
of dramatic demographic shifts that involve decreases in all age groups with the exception of
those 65 years of age o r older.

Table Il1-5: UMDI Popul ation Projection s for 2020, 2030 and 2040

2010 Census 2020 Projections 2030 Projections 2040 Projections
Age Range # % # % # % # %
Less than 5 141 2.8 104 2.3 68 1.8 19 0.7
5to 19 years 565 11.4 403 8.9 320 8.3 179 6.2
20to 34years | 482 9.7 283 6.3 112 2.9 30 1.0
35 to 64 years 2,161 43.6 1,594 35.3 964 25.1 505 17.6
65+ years 1,607 32.4 2,132 47.2 2,376 61.9 2,132 74.4
Total 4,956 100.0 4,516 100.0 3,840 100.0 2,865 100.0

Source: University of Massachusetts , Donahue Ins titute, State Data Cen ter.

As noted earlier, the Regional Housing Market Analysis , which was commission ed by Barnstable
County and the Cape Cod Commission in 2017 ,13suggested some population growth for the

13 Crane Associates, Inc. and Economic & Policy Resources, ORegi onal Ho argdilli-g Mar k
year Forecast of Housing Supply and Demand for Barnstable County, Massach usett so, prepared f
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county in general and for Eastham as well to an estimated population o f 5,196 resident s by
2025, representing a 4.8% rate of growth between 2010 and 2025 , This analysis did not
include a breakdown of the projected age distr ibut ion by municipality, however,

Despite the degree of populatio n /oss, such demographic changes co ntinue to affect the
character of the community given substantial losses in populati on diversity, shifts away from
traditional families, and an extended r etir ement focus. This situation s not unique to Eastham

as it is a trend throu ghout much of the Cape, the Lower and Outer Cape in particular
Nevertheless, planning needs to focus on strategies to attract younger residents to the
community, and the prov  ision of greater housing diversity is an important ingredient

3. Race d Limit ed but increasing racial diversity
The population has remained predominately White as shown in Ta ble 11l - 6, however, minority
residents have steadily increas ed in number and in  pro portion to the total population , from 11

residents or 0.3% of a |l residents in 1980 , to 201 or 3.7 % in 2000 , and t hen up to 372 residents
and 7.6% of the population accordin g to 2019 census estimates. In 2019, half of these
residents were Asian or Na tive American s with the remaining half Black or African - American or
of two or mo re races. Almost 1% o f the population claimed Hispanic or Latino heritage.

Table Ill - 6: Populat ion and H ousehold Characteristics, 1980 -2019

Demographic 1980 1990 2000 2019
Characteristic # % # % # % # %
Population 3,473 100.0 4,462 100.0 5,453 100.0 4,901 100.0
Minority 11 0.3 52 1.2 201 3.7 71 7.6
Population*

Households 1,400 100.0 1,908 100.0 2,396 100.0 2,396 100.0
Families** 1,048 74.9 1,344 70.4 1,635 68.2 1,523 63.6
Non- families** | 352 251 564 29.6 761 318 873 36.4
Female Heade d

Families wi th 59 4.2 116 6.1 129 5.4 125 5.2
Children <18**

Ave. Household | Not Available 2.34 persons 2.24 persons 2.05 persons
Size

Source: U.S. Census Bureau, Census 1980, 1 990 and 2000 Summary File 1; 201  5- 201 9 American
Community Survey 5- Year Estimat es *Percent of total p opulation ** Per cent of all households

4. Household Characteristics 3 Increases in smaller, non - family households
As Table Il -6 shows, smaller, non -family households are becoming a larger segment of
Eastham, growing as a percentage of all households from  25.1% in 1980 to 36.4% by 201 9.14

Cape Cod Commission, June 30, 2017.
14 Non- family households include individuals who are living alone and unrelated household members
without children
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While the number of families increased s
households, they decreased

While the popu lation increa sed by
41% between 1980 and 2019, the
number of househol ds increased
by 71%, demonstrating growth
smaller households largely driven
by an increasingl y aging
population and fewer children

in

decline of average household size from 2.34 persons in 1990 t
of demographic shift s that are occurring throug hout the state and cou
the county had relatively low average household siz
compared to 2.52% for the state. Average f

in p roportion

ubstantia Ily from 1980 to 2000, from 1,048 to 1,635

to all households from about 74.9% to 6 8.2%. The
2019 census esti mates suggest some further loss of
families, down to 6 3.6% of all households Non - family
househo Ids corre spondingly increased to 36.4%,
relatively comparable to 35.9% and 37.2 % for the county
and state. Female - headed households remained at
about the same level between 2000 an d 2019, at
somewhat more than  5%.

The trend towards smaller household s is reflecte d in the
0 2.05 personsin 20 19, and part
ntry. Both Eastham and
es, at 2.18 persons for the county

amil y size was 2.52 persons for Eastham compared

to 2.68 forthe co unty and 3.12 %statewide.

Table IlI- 7: Types of Households by Size for Eastham and Barnstable Count y, 2019
Households by Type and Size Eastham Barnstable County
# % # %
Family Households 1,579 63.2 55,751 60.5
2- person household 1,044 41.8 33,107 35.9
3- person household 201 8.0 10,375 11.3
4- person household 228 9.1 8,069 8.8
5- person household 106 4.2 2,131 2.3
6- person household 0 0.0 1,439 1.6
7+ person household 0 0.0 630 0.7
Non - family Households 918 36.8 36,397 39.5
1- person hou sehold 803 32.2 30,943 33.6
2- person hous ehold 104 4.2 5,024 5.5
3- person household 11 0.4 310 0.3
4- person househol d 0 0.0 71 0.1
5- person household 0 0.0 0 0.0
6- person household 0 0.0 0 0.0
7+ person household 0 0.0 49 0.1
Total 2,497 100.0 92,14 8 100.0

Source: U.S. Census Burea u, 201 5- 201 9 American Community Survey 5- Year Estimates for
Eastham and 1 - Year Estim ates for Barnstable County
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Table Il - 7 provides a breakdown of hous  ehol d size by household type, comparing 2019 census
estimates for E astham to Bar nstable County as a wh ole. This information indicates that there
were proportionately somewhat fe  wer perso ns living alone in Eastham, at 32.2% of all
households compared to 33. 6% countywide. On the other hand, proportionately there were
more t wo- person hou seholds living in East ham, at 46% of all households compared to 41% for
the county. Eastham also had propo rtionately fewer three -person households, at 8.4%
compared to the coun ty at11.6%. Eastham and Barnstable County both had relatively low levels
of la rger families, at 13% with fo ur or more persons, compared to 21% statewide.

5. Income - Compara ble media n income to other Cape communities but growing income
disparities
Eastham has gained increasingly more affluent residents over the past several decad es, as have

many commu nities on Cape Cod and in the Boston

The median household  income region, with median income levels risi  ng from $ 15,392
increased by 69% between 1999 in 1979, more than doubling to $31,339 in 1989, and

and 2019, far more t han the up to $42,6 18 by 1999 . This occurred du ring a time of
inflationary rate of 54 %. significant population growth when t he number of
household s grew by 70%.

Population growth has slowed since then, but the median h ousehold income has continued to
increase, to $72,075 based on 201 9 census esti mates. As shown in Table Ill -8, this 20 19
median household income level is fair ly comparable to those of neigh boring communities and
the county as a whole, with alow of $68,36 7 in Trur o and a high of $83,839 in Chatham

Table Ill - 8: Comparison of Median Household Incomes for Eastham and Neighboring
Communities, 2000 an d 2019

Commun ity 2000 Median Income 201 9 Median Income
Brewster $49,276 $75,321
Chatham $45,519 $83,839

Dennis $41,5 98 $65,616
Eastham $42,618 $72,075
Harwich $41 ,552 $76,822
Orleans $42, 594 $73,778
Truro $42,981 $68,367
Wellfleet $43,558 $74,639
Barnstable Co unty $45,933 $74,336

Source: U.S. Census Bureau, 2000 Census, Summary File 3, and 201  5- 201 9 American Com munity Survey
5- Year Estimates.

Table 111 - 9 presents income data ba sed on census estimates from 1979 to 2019 , also visually
presented in Figure Ill-3. Those earning mor e than $7 5,000 increased from only 15
households in 1979, to 137 in 1989, to 453 in 1999 or almost 20% of all households . It
subsequently climb ed to 1,145 or 48% of all households by 201 9. Of particular note is the rise
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in those wit h incomes of more than
30% by 2019. While it is to be expected that the incomes would
influx of new residents with higher income levels
considerably .

$100,000

, from 19% of all households in 1999 to almost

largely increase over time, the

has boosted the town &

0 sincome lev els

Table IlI-9: Income Distribution by Household, 1979 -2019

1979 1989 1999 2014 2019
Income Range # % # % # % # % # %
Under $10,000 388 27.7 | 221 114 178 7.5 0 0.0 96 4.0
$10,000 - 24,999 731 52.2 | 518 26.8 496 20.8 311 14.0 259 10.8
$25,000 - 34,999 170 12.1 | 3583 18.3 295 12.4 233 10.5 170 7.1
$35,000 - 49,999 49 35 365 18.9 422 17.7 292 13.1 316 13.2
$50,000 - 74,999 a7 3.4 336 17.4 539 22.6 471 21.2 410 171
$75,000 - 99,999 62 3.2 238 10.0 343 15.4 436 18.2
$100,00 O- 15 11 59 3.1 107 4.5 389 175 328 13.7
149,999
$150,000 + 16 0.8 108 4.5 183 8.2 381 15.9
Total 1,400 | 100.0 | 1,930 100.0 2,383 | 100.0 2,222 100.0 2,396 100.0

Source: U.S. Census Bureau, C ensus 1980, 1990 and 2000 Summary File 3

American Commu nity Survey 5- Year Estimates
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Despite this increasing h  ousehold wealth, there were substantial numbers of households with

incomes below $25,000, including 67 4 househ olds or more than 28% of all households based

on 1999 census data , down to 3 11 households or 14.0% of all households

Eastham Housing Production Plan

by 2014 , and then
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up a bit to 355 and 14.8% in 2019 . There are substantially more of these limi ted income
households than subsidiz ed units available ( 119 units), and they are challenged to compete in

Eastha md s tthougig market. It is likely that many of the households in the low er income
ranges may in fact be long -term residents who own their h  omes, which a re now worth a
conside rable am ount of money. As such , they are cash poor but equity rich. Never theless,

continued increases in taxes, insurance and energy bills , as well as h ealth- related issues, may
drive at least some of these households o ut of the com munity given the limit ed supply of
affordable units for seniors and relative lack of service - enriched hous ing alternatives in

Eastham for both seniors and special needs individ uals.

It should be noted that some homeowners who have significa nt equity in their home may
qualify for aff ordable housing based on their income but ultimately determined to be inelig ible
because of their financial assets or age. For example, those und er 55 years of age cannot have
owned a home within the last three y  ears of apply ing for affordable hou sing wit h some minor
exceptions. Moreover, the asset limit for these househ olds is $ 75,000. For age -restricted
housing targeted to those 55 years or olde r, up to $200,000 in net equity from a previous
house is allowed pl us another $7 5,000 in financial ass ets. Earned income from financial assets

is also added to household income in deter mining eligibility.

As documented in Table Ill - 10, incomes for Eastham residents were on average somewhat lower
than the Cape as a who le with 20 19 median household incom e levels of $72,075 and $ 74,336 ,
respectively . The County proportionately had a somewhat lower levels of households earning
below $25,000 but a higher pr oportion of those earning above $100,000 at 35.6% for the

county an d 2 9.6% for E astham.

Table 1l - 10: Income Distribution for Barnstable County and Eastham , 1999 and 201 9

Barnstable County Eastham

Income Ran ge 1999 2019 1999 2019
# % # % # % # %

Under $10,000 6,478 6.8 3,207 3.4 178 7.5 96 4.0
$10,000 - 24,999 16,843 17.8 9,715 10.1 496 20.8 259 10.8
$25,000 - 34,999 12,148 12.8 7,829 8.3 295 12.4 170 7.1
$35,000 - 49,999 15,935 16.8 | 10,564 | 11.2 | 422 17.7 316 13.2
$50,000 - 74,999 20,425 215 16,412 | 17.4 | 539 22.6 410 17.1
$75,000 - 99,999 11,243 11.9 13,111 | 139 | 238 10.0 436 18.2
$100,000 - 149,999 | 7,605 8.0 17,261 | 18.3 | 107 4.5 328 13.7
$150,000 or more 4,168 4.4 16,318 | 17.3 | 108 4.5 381 15.9
Total 94,845 100.0 | 94,323 | 100.0 | 2,383 100.0 2,396 100.0
Median in come $45,933 $74,336 $42,618 $72,075

Source: U.S. Census Bure au, 2000 and 2010 - 201 4 American Com munity S urvey 5- Year Estimates

Table I1llI-12 presents the distribution of h  ousehold income dat a by age of the head of the
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household , comparing 2000 and 20 19 census figures . This information indicates that there are
very few households headed by those younge r than 25 yea rs old, although the n  umber of these
households increased somewhat, from 34 to 50 , between 2000 and 201 9. All of these
households were earning less than $5 0,000.

Those households in the 25 to 44 age range decreased from 626 to 2 67 during th is period,
more than half earning | ess than $50,000 in 2000 decreasing to 17% by 201 9. It is likely that
some of these households left the community to seek better - paying jobs and/ or more
affordable living co ndition s elsewhere. On the other hand, 38% of t hese househol ds had
incomes of more than $1 00,000, and the median income is estimated to have increased
substantially b etween 2014 and 2019 to $95,305, likely driven by the departure of more
moderate - income households and arrival of much more affluent ones

The numb ers of households int he 45to 64 age range decreased from 8 39 to 729 households,
representing 30% of all households in 201 9. These househ olds should include those in the
height of their earning potential with 29% earning more than $75,000 in 2000, increa sing to
43% by 2019 . Household s in this age category with in  comes of more than $100,000 increased

as well from 10.6% in 2000 to 33.7% in 20 19. The median household income in this age group
decreased somewhat between 2014 and 2019, however, to $69,531, low er than the town - wide
median.

Households with heads 65 year s of age or older increased from 884 households in 2000 to

1,228 by 2019, growi ng to represent more than half, 51.3%, of all households. Two - thirds of
these households earned less tha n $75,000 in 2014, 41% below $50,00 O, large ly due to the
high proportion in retirement and thus living on fixed incomes . By 2019, the numbers in the

lower income ranges had decreased to 54% with incomes of less than $75,000, 36% with less

than $50,000. On the other en d of the income range, those w ith incomes of more than
$100 ,000 increased from 11% in 2014 to 28% in 2019. These shifts are reflected in ~ the change
of median income from $57,005 in 2014 to $71,926 by 2019.

Table Il - 12: Income Distribution by Age of Hous eholder, 2000/ 2019

Under 25 Years 25t044 Ye ars 45 to 64 Years 65 Years and Over
Income Ran ge # % # % # % # %
Under $10,000 13/0 | 38.2/0.0| 15/ 0 2.4/ 0.0 | 49/ 50 5.8/ 6.9 101/ 47 11.4/ 3.8
10,000 - 24,999 0/0 0.0/ 0.0 | 124/ 35 19.8/ 13.1 95/ 48 11.3/ 6.6 | 277/ 158 31.3/ 12.9
25,000 - 34,999 14/ 0 | 41.2/ 0.0 | 60/ O 9.6/ 0.0 121/ 61 | 14.4/ 8.4 100/ 110 11.3/ 9.0

35,000 - 49,999 0/50 | 0.0/ 100 | 137/ 11 21.9/ 4.1 | 140/ 123 | 16.7/17.3 | 145/132 16.4/ 10.7

50,000 - 74,999 7/ 0 20.6/ 0.0 | 227/ 59 36.3/ 22.1 190/ 122 | 22.6/ 16.7 | 115/ 212 13.0/ 17.3

75,000 - 99,999 0/0 0.0/ 0.0 | 36/ 60 5.8/ 22.5| 155/ 70 | 18.5/ 9.6 | 47/229 5.3/ 18.6
100,000 -149,999 | 0/ 0 0.0/ 0.0 | 9/59 1.4/ 22.1| 57/ 106 | 6.8/ 14.5 | 41/ 153 4.6/ 12.5
150,000 + 0/0 0.0/ 0.0 | 18/ 43 2.9/ 16.1 | 32/ 140 | 3.8/ 19.2 | 58/ 187 6.6/ 15.2
Total 34/ 50 | 100/ 100 | 626/ 267 | 100/100| 839/ 729 | 100/ 100 | 884/1,228 | 100/ 100

31

Eastham Housing Production Plan




Source: U.S. Census Bureau, Cen sus 2000 Summary File 3; 201  5- 201 9 American Com munity Survey
5- Year Estimates

The income disparity between ) .
Table 111 - 13 presents a comparison of income levels for

both owner and renter household s. About 4 6% of
renters earn ed less than $35,000 ¢ ompared to only 2 0%
of homeowners in 2014 but by 2019 this level
decreased to 36.8% for renters but remained at 20%  for
owners. On the other hand, about 30% of the
homeowners earned more than $75,000 compared to

only 1 3%of the rente r households in 2014 , but by 2 019
the percentage increased to 46.5% for owners and
remained about the same  for renters at 13.5% . Of partic ular note are the levels of those with
incomes of more than $100,000, which in 2019 was 32% for owners an d 4 .5% for re nters.

owners and renters i s reflected in
changes of median income. While
the median for owners is
estimated to have increased by
11% between 2014 and 2019,
from $69,048 to $76,652, i t
decreased by 13% for renters ,
from $44,079 to $38,207.

These income f iguresar e al so based oear-roune popllatiom @osthoge who live

in tow n for only part of the year. Ma  ny in this group of occasional residents, who occupy about
60% of Easthamd s housi ng uni t gnificantly k éghey avdrages incones in order to
afford the high costs of seasonal units or second homes, thus further wi dening income
disparities within  the community.

Table 111- 13: Income Distribution by Tenure, 20 00 and 2019

Homeowners Renters
Income Range 2000 2019 2000 2019
# % # % # % # %

Under $10,000 0 0.0 88 4.0 0 0.0 9 4.0
$10,000 - 24,999 219 11.7 196 9.0 92 26.6 63 28.3
$25,000 - 34,999 164 8.7 161 7.4 69 19.9 10 4.5
$35,000 - 49,999 273 14.6 237 10.9 19 55 79 354
$50,000 - 74,999 350 18.7 386 17.8 121 35.0 24 10.8
$75,000 - 99,999 320 17.1 408 18.8 23 6.6 20 9.0
$100,000 - 149,999 367 19.6 318 14.6 22 6.4 10 4.5
$150,000 + 183 9.8 379 17.4 0 0.0 0 0.0
Total 1,876 100.0 2,173 100.0 346 100.0 223 100.0

Source: U.S. Census Bureau, American C omm unity Surv ey 5- Year Estimates, 2 010- 201 4 and

2015 - 2019
6. Poverty 3 Increasing rates of poverty especially for fami lies and children

Table 11l - 14 presents poverty levels in Eastham over the past several decades.!5 The 2014
census estimates indicated th at overall po verty had not only decreased but ha d surprisingly

15 The 202 0 federal poverty level from the U.S. Department of Health and Human Services was $12,760 for
an indiv idu al and $21,720 for a three - person household.
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been redu ced to zero for families and children.
upsurge in poverty across the board.

Table IlI- 14: Poverty Status, 19 79-2019

Clearly some residents have experienced
income , perhaps through u nemployment or underemployment,
remain in the community.

More re cent 2019 census estimates sugge stan

some loss of

and are likely strugglin g to

Demogra phic 1979 1989 1999 2014 2019

Characteristic # % # % # % # % # %

Individuals * 360 104 383 8.6 378 7.0 252 5.1 404 8.3

Families ** 88 8.4 93 6.9 74 45 0 0.0 97 6.4

Related Children

Under 18 Years*** | 127 16.4 159 17.5 61 6.5 0 0.0 110 20.7

Individuals

65 and Over**** 39 5.6 25 24 104 7.3 25 1.6 76 4.0
Source: U.S. Census Bureau, Census 1980, 19 90 and 2000 Summary File 3; 201  0- 2014 and 2015 - 2019

American Community Survey 5- Year Estimates.
families *** Percentage of all re

* Perc entage of total population
lated children under 18 years ****

Percentage of all

** Percentage of all
individuals age 65+

Estimates identify 404 persons or 8.3% of all resident s who were living below the poverty level

inclu ding 76 individuals who were 65 years of age or older.

than the state at 9.4% but significantly higher than the coun

the estimated incr

7.

Eastham is loca ted

Labor Force

in the Lower

The 2019 census estimates

management or professional occupations, and

indicate that

largel y retail and service - oriented jobs

eases in poverty for families and children
more individuals and families could be added to the ranks of those living in poverty.

41% o f

the remaining workers

Employment &8 Significant seaso nal shifts further impacted by COVID
Cape and approximately 95 mile

This 8.3% level of poverty was lower
ty at 5.2%. Of particular concern are
. Given COVID- 19, it is likely that

s away from the major
population and job cente rs of Boston and Providence and about 25 miles away from Hyannis.

East hamos

(10.4 %), sales and office occupations (2 3.3%), production/transportation (

occupations ( 18.0 %).

While 64.0% of Eastham workers

private for - profit co mpanie s, 6.7% worked for private non

were government workers

It should also be noted that most workers dr
2014), and another 6.3% carpooled.
commuting time

, and 21.9 % were self- employed.

ove alone to work,

for th ose who did not work at home

employment in Barnstable Village, Hya

nnis or Provincetown.

- profit organizations,

wor ker s

were employed in the
that s upport the local economy including construction

6.9%), and service
were salaried and wag e earners for

another 14.6 %

76.7 % (down f rom 80.8% in
Almost 13% of workers worked at home.

The average

was 26.7 minutes, likely s uggesting

Almost 6% wor ked outsid e of
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Barnstable County.

Local Empl oyment

Table 1ll - 15 provides comparative 2007  and 201 9 data about those who were employed in

Eastham from t he statLabd and Werlp &orceé Degetopment. Th is infor mation
shows a relatively stable average emplo yment of 1,258 and 1,2 70 workers , respectively. The
data also confirm the concentration of jobs in the construction, retail and service sectors . As a
point of co mparison, the average weekly wage for Eastham w as $853, up from $575 in 2007 ,
and about 40% ofBo st o n d301%:.t Additionally ,the 2019 average weekly wage s were higher

for the Upper Cape communit ies of Bourne and Falmouth at $1,028 and $ 1,061 , respect ively,
as well as the off - Cape communities of New Bedford, Plymouth and Attle boro for example. at
$937,%$1,036 and $ 1,043, respectively.

State labor statistics indicate an unemploymen t rate in Eastham as of the end of 2020 of 10%
during COVID - 19, with 242 Eastham residents unemployed . This is down somewhat from
10.9% in 2010 when the economy was still recovering  after the recession . As another point of
comparison, the unemployment|  evel in December 2020 was lower for Boston at 7.3%.

Table 1l - 15: Average Employment and Wages by Industry in Eastham, 2007 /201 9

# Establi shme nts Average Average Weekly
Industry Total Wages Employment | Wage
Construction 54/43 $8,091,698 /$ 15,393,890 197/ 265 $790 /$ 1,117
Wholesale trade 715 $1,086,929 /$ 2,114,769 21/39 $995 /$1,043
Retail trade 21/2 1 $3,200,097 /$ 3,531,696 153/123 $402 / $552
Trans por tation and | 4/6 $1,24 0,484 / $2,550,666 34/49 $702/$1,001
warehousing
Finance & insurance | 4/3 $1,158,413 /$1 ,530,710 19/21 $1,172 /$1, 402
Real estate, rental 9/6 $478,455 /$664,858 16/18 $575 /$7 10
and leasing
Professional and 16/19 $2,34 1,624/ $2,823,133 63/ 42 $715/$ 1,293
technical services
Admi nistrative and 15/1 7 $2,142,829 /$ 3,079,310 63/68 $654 /$ 871
waste services
Health care and 9/12 $2,632,685 /$2, 586,671 109/97 $464 /$ 513
social assistance
Arts, entertainmen t | 6/6 $1,918,976 /$1,832,543 130/ 77 $28 4/ $458
and recreation
Accommodation and 30/31 $5,110,369 /$7,137,273 250/2 41 $393 /$ 570
food services
Other service s, Exec.,| 16/1 0 $961,760 /$ 2,224,822 41/5 4 $451 /$ 792
Public administration
TOTAL 207 /196 $37,590,352 /$56,353,592 | 1,258 /1,2 70 $575 /$ 853

Source: M assachusetts Executive Office of La bor a nd Workforce Development, 2008  and 201 9 (as of
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January 30, 2020 ).

Figure lll-4: Change in Emloyment, 2020 It should also be noted
that East hamésert

3,000 2,5812,560; 476 2,5322,5997 952,548, 5205 4575 428

5 500 332,355 economy causes
2 000 fluctuations i n the job
1.500 force with increases in the
summer months to serve
1,000 471 446 426 346 284 24
500 222 213 161 227 211 14 seasonal ne eds. Furth er
0 fluctuations occurred in
S S &P N ¢ E e 2020 as a result of the
,b-:\‘)z' « @’?’b WY ?.\)c’\\ & & & @ . :
Yo %@Q“ o ‘@‘2’ 025? pandemic. As Figure Ill -4
shows, unemployment
e=| abor Force Unemployed

surged during March  with
the arrival of COVID -19,
from 161 to 471 workers or from a 6.5% to 21.1% unempl oyment rate. After that,
unemployment start ed declini ng as the economy prepare d for the summer season, dropping to

a low of 141 workers or 5.9% in Octobe  r and then back up to 284 and 11.6% in November.

8. Education 8 Higher e ducational attainment and d  eclining enroliments

The educational attainmen t o f Eastham residents has improved over the last couple of decades.

In 2000, 93.4% of those 25 years and old  er had a high school diploma or higher and 35.3 % had
a Bachel or orshighegrepradiefrom the 1 990 figure of 31.7% with a college degree ,
also higher than the 2000 figure of 33.6 % for the county. Based on 201 9 census estimates,
these attainment le vels have increased to 97.5 % with at least a high school degree and 49 3%
with a college degree or high er.

Those enrolled in school (nursery thr  ough gradu ate school) in 2000 total ed 98 8 residents or
18.1% of the population, and those enrolled in kinderga rten through high school included 812
students, 82% of whom were enrolled in school and representing 14  .9% of the total population.
By 2019, there were 618 residents enrolled in nu rsery school through graduate school,
representing a lower percentage of th e populationat1 2.6 % of all residents.

Public school enroliments also reflect decreasing numbers of children. For example, those
children enro lled at th e Eastham Elementary Scho ol de creased from 286 students in the 2000 -
2001 school year to 1 94 by 20 20-2021. Comparably, enroliments at the Nauset Regional
Schools (Middle Sch ool and High School) & that in clude students from Brewster, Orleans,
Wellfleet and Eastham & decreased from 1,790 in 2000 -2001, to 1,515 by 2014 -2015, and
1,426 by 2020 - 2021 . These de clines are reflective of the substantial demographic shift towards

fewer younger residents and increasing number s and proportion s of older ones th at is
occurring throughout the Cape but is particularly worrisome for the Lower and Outer Cape
communities .
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9. Disability Status 16 8 Increasing numbers of residents with special need s

Eastham has a higher level o f residents with disabilities than the stat e as a whole, with 717
residents cl aimin g a disability and representing 14.6 % of all residents (up from 13.3% in 2014)
instead of 11. 6%based on 201 9 census estimates . Of the 20 19 population under age 18, only
8 or 0.2 % reported a disability compared to 471 residents or 9.6 % of all residen ts 65 years of
age or older. There were also 238 residents age 18 to 64 tha t reported some type of disability ,
representing 4.9% of all residents . These levels of disability , plus an increasingly aging
population, indicat e that there are significant specia | needs within the Eastham community
They further suggest that Eastham in tegrate special needs housing units that are handicapped
accessible and/o r with supportive services int o future affordable housing development.

The 2019 census estimates also iden tify numbers of residents with particular disabilities, as
summarized in Ta ble 1lI-16. It should be noted that some residents will have multiple
challenges but almost half of the 717 residents who claim ed a disability ex perience a hearing
difficulty with almost 40% and 30% with a n ambulatory or independently living problem,
resp ectively .

Table 1lI- 16: Types and Distribution of Disabilities, 201 9

Type of Disability # Residents % Disabled % All Residents
Hearing Difficul ty 331 46.2 6.8
Vision Difficulty 98 13.7 2.0
Cognitive Difficulty 156 21.8 3.2
Ambulatory Difficulty 276 385 5.7

Self- care Difficulty 45 6.3 0.9
Independent Living 212 29.6 4.9
Difficulty

Source: U.S. Census Bureau, Census American Community Surv ey 5- Year Estimates for
2015-2019.

16 Disabled households contain at least one or mor e persons with a mobility or self - care limita tion. It

shoul d al so be noted that the term 0 ciwghinlihe badisihg cosm buityng r ep
withopeople firstd ter minol oegeds aeinterpratedgoeoe the pedple fsspve ¢ i ha heedn
affordable, available and/or accessib le housing.
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B. Housing Profile

Housing in Eastham involve s two distinct markets, the year -round housing market and the
seasonal or second home market  now compri sing 61% of all dwellings. This seasonal u sage,
the burgeoning inte rest in second homes by affluent baby boomers, and the attractiveness of

the Cape for retirement, in addition to regional market pressures, have resulted in high housing
prices . Housing pr ices have put a strain on the ability of some year-round residents , incl uding
essential workers , to stay in the community. There are also few if any hous ing options for

seasonal workers who are required to help sustain Easthamdsrtandtuariisti cant

economy. All of these market pressures  have been exacerbated by the pand emic.

1 Housing Growth 8 Declining growth and substantial teardown activit  y

Most housing development took place between 1960 and 2000 when two - thirds of all units

were built. Li ke many communities on the Cape, this was a time whe n development wa s largely
targeted to the higher - priced market based on the growing demand for second homes and
places to retire on or near the seashore. Since 2000, residential building activ ity has slo wed
down considerably to only about a 10% level of growth between 20 00 and 20 19 compared to

double that between 1980 and 1989 as shown in Table Il -17.

The 2010 census counted a total of 5,960 units, which suggests there was only an increase of
329 uni ts, to 6,289 units , according to the 2019 ¢ ensus estimates summarize d in Table IlI- 19
or 5.5% This is higher than what was reported in the census estima tes under Table Il -17 of
146 new units . Moreover, i tis also higher than building permit d ata that id entified 203 new
units approved between 201 0 and 2019. Discrepancies in these figures is not unusual, and the
lower figure in Table Il - 17 may be most on mark given that permit data does not fully reflect
teardown activity.

Table I1I-17: Housin g Units by Year Structure Was Built , 2019

Time Period # %
2010 or later 146 2.3
2000t o 2009 487 7.7
1990 to 2000 968 154
1980 to 1989 1,213 19.3
1970 to 1979 1,069 17.0
1960 to 1969 1,011 16.1
1950 to 1959 851 135
1940 to 1949 191 3.0
1939 or e arlier 353 5.6
Total 6,289 100.0

Source: U.S. Census Bureau, American Com muni ty Survey 5- Year Estimates, 20 15-2019
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Table 11l - 18 also documents the decline in residential building activity, showing a slowing down
of building activity over the years . Between 2000 and 2009 there was a total of 442 unit S
permitted as opposed to  about half that amount between 2010 and 2020 according to the
Eastham Building Depar tment . Also, the average value per unit r ose dramatically in over the
years, from $ 182,553 in 2000,to $364,143 in 2011, and then as high as $557 ,11 8 in 2020.

As noted earlier, these figures do not reflect teardown activity . Taking demolition and
replac ement activity into consideration brought the net new unit production down to 40 units
betwe en 2011 and 2014 instead of 82. More recently, of the six new residential buil ding
permits issued in 2019, all involved demolition and/or teardowns and replacement
Consequently, the census figures over - estimate actual net new housing growth.

Table | 1I- 18: Residen tial Building Permits, 2000 through 20 20

Year # Building Permits Average Cost/Unit
for New Units*
2000 94 $182,553
2001 52 $167,900
2002 47 $208,270
2003 40 $222,420
2004 37 $219,050
2005 52 $224,081
2006 33 $312,079
2007 52 $228,085
5two - family =10 uni ts | $102,000
2008 12 $316,250
1two - family =2 units $200,0 00
2009 11 $197,500
Subtotal 442
2010 14 $330,143
2011 14 $364,143
2012 22 $229 ,961
2013 24 $245,806
2014 22 $253,612
2015 13 $376,423
2016 5 $590,000
2017 19 $335,22 8
2018 11 $522,190
1 two - family = 2 units $213,143
2019 6 $384,167
65 multi - family (V illage | $213,319
at Nauset Green)
2020 8 $557,118
Subtotal 225
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Total 667

Source: University of Massachusetts, Donahue Institute, State Data Center
*Figures are for single -family homes unl ess otherwise noted. Figur

units as they do not document situations where a previous unit was demolished on site.

and Eastham Bui Iding Dept.
es do not reflect net new residential

2. Housing Types and Occupancy 38 Continuing Iloss of rental uni ts and increases in

seasonal housing or s econd homes at a Imost 6 1% of al/ u nits
Table 11l - 19 includes a summary of housing  occupancy characteristics from
Out of the estimated 6,289 total housing units in 20
occupied units, comparable to 2000 and
this period.  Consequently, all new housing growth through

and second home market.

Table I1I-19: Housing Occupancy Characterist ics, 19 80-2019

1980 through 20 19.
19, Eastham had 2,
2019 despite a 13.6% level of housing growth during
2019 was focused on the seasonal

396 year-round

Housing 1980 1990 2000 2010 2019
Characteristics | # % # % # % # % # %
Total units 3,640 100.0 4,863 100.0 5,535 100.0 | 5,960 100.0 | 6,289 100.0
Occupied units* 1,406 38.6 1,908 39.2 2,396 43.3 2,388 40.1 2,396 38.1
Vacant units/ 2,234/ 61.4/ 2,955/ 60.8/ 3,139/ 56.7/ | 3,572/ 59.9/ | 3,893/ 61.9/
Seasonal, and 2,082 57.2 2,655 54.6 2,893 52.3 3,328 55.8 3,818 60.7
occasional use*

Occupied own er | 1,131 80.4 1,438 75.4 1,972 82.3 2,050 85.8 2,173 90.7
units**

Occupied rental 275 19.6 470 24.6 424 17.7 338 14.2 223 9.3
units**

Average House- 2.27 persons 2.09 persons
Hold Size of

Owner Units

2.50 persons 2.34 persons

2.05 persons

Average Hou se- 2.14 persons 1.97 persons
Hold Size of

Renter Units

2.58 persons 2.35 persons

1.97 per sons

Source: U.S. Census Bureau 1980, 1990, 2000 an d 2010 and American Communi
Estimates 20 15-2019

* Percentage of total housing units ** Percenta ge of occupied housing units

In reviewing changes in  the housing stock since 1980,

appar ent:

1 Growth in o wner- occupancy: Of the occ upied, year-round units,
owner - occupied units
This represents a gain of 201 such units since 2000
figures indicate a significantly higher level
at 80%in 2019 .

2,173 or 90.7%
according to 2019 ¢ ensus estimates , up from 82.3% in 2000
and 123 un its since 2010.
of own er- occupancy than Barnstable County

Eastham Housing Production Plan

ty Survey 5-Year

the foll owing impor tant trends become

were

These
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1 Loss of year-round rental units: After the addition of 195 rental units between 1980
and 1990, increasing the rental housing supply by 71%, Eastham lost 46 rental units
from 199 0 to 2000, most like ly related to the conversion of rentals to homeownership
or more likely to season al use. Since 2000 the community | ost another 201 rental units
to 223 total units from a h igh of 470 in 1990. While there has been very limited new
rental housing devel opme nt for decades with the exception of seven units through the
Townds RentianlProgtamp sonme part oft he Brackett Landing development)  and
a handful of accessory apart ments, 65 a partments have recently been approved as part
of the Village of Naus et Green Chapter 40 B project . This units in this project had not yet
been included in the census estimates.

1 All net new housing growth was fors  easonal or occasional use. The comparison of total
housing units to seasonal or occasional uni ts is visually p resented in Figure 1lI-5. The
inventory of seasonal units or sec ond homes increased from 2,082 units in 1980 , to
2,893 in 2000, and thento 3,818 by 201 9. This represents an increase of 1,736 such
units during this timeframe that involved 66% of all new - unit creation. According to
2019 census estimates, there were 329 total new units pro duced between 2010 and
2019 and 490 seasonal or occasional units, indicating an erosion of y ear- round u nits.

Figure 11l - 5: Change in Total and Seasona | Units, 1980to 2019

7,000

6,289
5,960

6,000 5,535

5,000

818

4,000 H Total housing units

3,000 m Total seasonal or

occasional units
2,000

1,000

0

1980 1990 2000 2010 2019

Source: : U.S. Census Bureau 1980,1990, 2000 and 2010 an d American Community
Survey 5- Year Estimates 2015 - 2019

Because of this very high level of seasonal housing , during the sum mer months
Eastham6s popul ati on i ncllyepting ig & dénsmnda ontlaca services
but bol stering t he t owevel daving c 6o diyall housikb units

unavailable for year -round occupancy further limits the supply of housin g that is

relatively affordable for year - round residents. Even those earning b elow t he Townads

median income of $72,075 are finding themselves i ncreasingly shut -out o f East hamds
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housing market.

The Cape Cod Commi ssionds Regi on alggestHen urmat forg Mar k e

Barnstable County 0o0ver sonalehousingun itstaeenexpgcedto s s e a
increase at more than twice the rate of year -round uni t srdinuédgrowth it o
seasonal units will likely make it more difficult for year - round resident households to
findyear -r ound units at affordable priceséo.

The Cape Cod Comm ission also contrac ted with the University of Massachusetts
Donah ue Institute to cond uct a survey of second homeowners and prepare a report on

the findings. 18 The survey followe d up on a s imilar one conducted in 2008, examining
how such hom es were being us ed, how they might be used in the future, and how
second homeowne rs participate in th e local economy . Results were also provided for
sub- regions . The Outer Cape results include d 125 respo nses, or 10% of all responses,
with the follo  wing m ajor findings :

o Second homeowners on the Cape are above ave rage in terms of education, and
income wit h 87%having a bachel or ds de @ompazed oiB0%hCagegh-e r
wide), 63% with an advanced degree (compared to 51%), and 72% with a pre-tax
household income of $100,0 00 or higher (compared to 70%) .

o More second home owners are renting their homes  , most heavily in the summer
The survey indicated that 54 %never rent ed their homes (compared to 71% Cape-
wide) during the p revious five y ears with the largest group of  32%trenting solely
on a weekly basis in the summer  season (compared to 18% Cape - wide).

0 Over the next 20 years, 1 1% of respondents anticipate that they will convert their
second home t o a full -time residence (compared to 13% Cape-wide). This
translates into t he eventual conversion of 11,000 second homes to year - round
ones throughout the Cape. Forty percent of those who plan to convert expect to
work full or par t-time.

1 Decrease in p ersons per unit: The average number of pe rsons per unit declined between
1980 and 2019 from 2.50 persons to  2.05 persons f or owner - occupied units and from

2.58 pers onsto 1.97 persons for rental units. This decrease reflects local, regional , and
national trends towa rds smaller households and an aging population . It also relates to
the change in the average household size in Eastham from 2.34 persons in 1990 to 2. 05
by 201 9.

17 Crane Associates, Inc. and Econogiic 2 f A O& w S a 2 delNUSiSgaVarket An&lyBigangtible County,
alaal OKdzaSiddazé¢ LINBddmNgRand Bamdtable Sountyl Jude 8072 R

Bral{{ 52yl KdzS Ly aécand din®anSKNRAY LIS SORRAGI f wSLR2NI 27
prepared for the Cae Cod Commission, Juné®/. This survey involved a random sample of 6,448 second
homeowners on the Cape with a response rate 6¢2
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1 Declining vacancy rates:
decreased, down to zero in 2010 and t

The homeowner vacancy rate was

4.5% in 2000 and has si nce
hen up somewhat to 1.3% by 201 9 as shown in

Table Il -20. The change in the homeo wner rate is relatively insignificant as a ny level
below 5% is considered to represent tight market conditions and the rate remains we I
below th at of the state and nationas  a whole.

The rental vacancy leve | was very high in 1990 and 2000, at 19.0% and 17.3%,

respectively, then decreased to 10

.6% in 2010. A ccording to 201 9 census estimates , the

rate has fallen to zero (0) . Given th e natural t urnover of units , this rate is surprising but
nevertheless signal s extre mely tight market conditions in Eastham

demand for year-round rentals.

Table Il - 20: Vacancy Rates, 2000, 2010 and 201 9

and the very high

Vacancy Rates by Tenure
County | MA
Tenure 2000 2010 2019 2019 2019
Rental 17.3% 10.6% 0.0% 7.9% 3.1%
Home own ership 1.7% 0.0% 1.3% 2.3% 1.1%

Source: U.S. Census Bureau, 2000 and 2010 , and Amer ican Community Survey
5- Year Estimates, 201 5-2019.

1 Little diversity in types of housing: As shown in T able I1l-21, almost all of Eas thamd s
housing units were single - famil y detached homes , significantly higherthan the count y 8 s
level at 82% as well as the state where 52% of all units were in single - family detached

housing gr owth has been in single -family dwellings,

The 2019 census estimates show

Mobile homes have also disappeared since 1990.

dwellings. Almost all of the new
which is not surprising  given zoning.
structures of more than 10 units.

There does remain a very small segme nt of the h ousing stock, 4.9 %, that is compr ised of

- family dwellings.

nine units in

single - family attached u nits and smaller multi

Table I1l1-21: Units in Structure, 1990to2 019

1990 2000 2010 2019
Type of Structure # % # % # % # %
1 Unit Detached 4,549 93.5 5,254 94.9 5,469 95.2 5,976 95.0
1 Unit Attac hed 78 1.6 93 1.7 158 2.7 184 2.9
2to 4 Units 191 3.9 156 2.8 105 1.9 120 2.0
5 to 9 Units 8 0.2 32 0.6 15 0.3 0 0.0
10 or More Units 1 0.02 0 0.0 0 0.0 9 0.7
Mobile homes 36 0.7 0 0.0 0 0.0 0 0.0
Total 4,863 100.0 5535 100.0 5,747 100.0 6,289 100. 0

Source: U.S. Census Bureau, 1990 and 2000 Summary File 3 and American Communit y Survey 5- Year
Estimates, 20 10-201 4 and 2 015 - 2019.

42

Eastham Housing Production Plan



As indicated in Table Il -22, about half of all rental units were in single - famil y units,
detached and attached, likely no t easily recognizable from owner -occupied ones. The
remaining portion  of rental u nits, 41.7 %, was located in small multi - family structures of
two to four units.

Table Il 1-22: Tenure by Units in Structure, 201 4 and 2019

Owner - occupied Units Renter - occupied Units
Type of Structure | 2014 2019 2014 2019

# % # % # % # %
1 Unit Detac hed 1,792 95.5 2,083 95.9 204 59.0 109 48.9
1 Unit Attached 38 2.0 90 4.1 19 55 12 54
2 to 4 Units 46 25 0 0.0 123 35.5 93 41.7
5t0 9 Unit s 0 0.0 0 0.0 0 0.0 0 0.0
10 or More Units 0 0.0 0 0.0 0 0.0 9 4.0
Other 0 0.0 0 0.0 0 0.0 0 0.0
Total 1,876 100.0 2,173 100.0 346 100.0 223 100.0
Source: U.S. Census Bureau, 2000 and American Community Survey 5 - Year Estimates, 20 10-2014

and 2015 - 2019 .

1 Moderately - sized housing st ock on average: The median number of room s per housing
unit was 5. 7, indicating that the average home was medium - sized wit h three bedrooms.
The number of rooms per dwelling ranged from three rooms or less in 413 units (6.6 %)
to nine rooms or more in 365 dwellings (5.8%), up from 196 dwellings in 2014.

3. Housing Costs 3 Increase s in prices and sales activity due to COVID -19
Ownership
Census data also provides information on housing values for homeownership and r ental units .

Table Ill-23 offers a comparison of the distribution of housin g values for owner - occupied
properties for 2000 , 2010 and 201 9. The data shows the drama tic increase in housing values
with some fluctuations. For example, the median sales price increased from $ 192,300 in 2000
to $485,7 00 in 2010, but then declined to $464,300 in 2019. Nevertheless, t here was still a net
increase in the median price of 141% between 2000 and 2019 , almost three times the 48% rate
of inflation during th  at period .

The census data also indicated that only 81 owner - occupied homes or 4.4% we re valued above
$500,000 in 2000, growing to 98 7 or 46% in 2010, and then down somewhat to 889 units or
41% of all such units by 2019. On the other end of the range, there were on ly 23 units valued
at less than $100,000 in 2000 with another 994, or 53.8 %of the housing stock, valued between
$100,000 a nd $ 200,000, still relatively affordable. The 2010 census figures indicate that only

27 units were valued below $200,000, which incre ased somewh at to 89 units in 2019.
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Table IlI- 23: Housing Values

of Owner - occupi ed Properties , 2000 , 2010 and 201 9

2000 2010 2019
Value # % # % # %
Less than $50,000 0 0.0 0 0.0 10 0.5
$50,000 to $99,000 23 1.2 0 0.0 9 0.4
$100,000 to $149,000 324 17.5 0 0.0 21 1.0
$150,000 to $199,000 670 36.3 27 1.3 49 2.3
$200,000to0  $299,9 99 535 29.0 144 6.7 100 4.6
$300,000 to  $499,999 215 11.6 993 46.2 1,095 50.4
$500,000 to $999,999 52 2.8 824 38.3 799 36.8
$1 million or more 29 1.6 163 7.6 90 4.1
Total 1,848 100.0 2,151 100.0 2,173 100.0
Median $192,300 $485,700 $464,300

Source: U.S. Census Bureau, 2000 and the 2010 -2014 and 2015 - 2019 American Community Surve vy, 5-

Year Estimates

More updated market data is tracked by The Warren Group from Multiple L

information based on

lll-24 and Figure lll - 6. The median sales price

actual sales. This market informa

was $381,000, significantly lower than the me

market prior to the financial
picked - up in 2017 w hen the median rose to $456,500.

isting Serv ice (MLS)
tion since 2010 is summarized in Table
of a single - family home as of the end of 20
dian in 200 6 of $455,000 at the height of

recession. After 2010, the market remained rel atively flat and then
Following a decline in 2019,

increased significa ntly to $52 0,000 in 2020 , buoyed by the Covid- 19 pandemic.

Table Ill - 24: Median Sales Prices, 2010 & 2020

Year Months Single - family | # Single - family | Condo # Condo Sales
Median Sales Median
2020 Jan 0 Dec $520,000 194 $273,500 18
2019 Jan 0 Dec $458,000 160 $299,00 0 17
2018 Jan & Dec $470,000 148 $246,000 17
2017 Jan & Dec $45 6,500 148 $287,500 15
2016 Jan & Dec $405,000 143 $244,000 13
2015 Jan & Dec $398,750 154 $275,333 14
2014 Jan & Dec $395,000 126 $250,000 14
2013 Jan & Dec $405,000 131 $200,0 00 15
2012 Jan 0 Dec $386,750 144 $220,5 00 18
2011 Jan 0 Dec $388,000 103 $16 2,50 0 13
2010 Jan & Dec $381,000 109 $170,7 00 10

Source: The Warren Group,

Condomi ni
293 units accor di

ums

ng
pre- and post - recession track

ar e
t o

similar

a relatively

Town

s miag stock s with nappnokimatelfy
A sValees orothege sinitd a liowever, did not follo w a

Banker & Tradesman, February 1, 2020
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44

10
the

the median

East h



impact based on this data . For example, in 2006 the median condo price was $262,5 00, then
climbed to $299,000 and $2 91,250 in 2008 and 2009, respectively, during t he financial crisis.
Values then fluctua ted over the next few years to a high of $299,000 in 2019. Because of the

small size of the condo mark et, a couple of very high or I ow prices can skew the medians
howe ver. Median sales prices for condos have in fa ct risen dramatically through the years, from
a low of $25,750 in the depths of the early 1990s recession to a high of $299,000 in 20  19.
This i ncrease is largely due to new mor e traditional condos coming onto the market rather than
the typical cottage - style condo conversions of the past . Market pressures are driving condo
prices much higher , however, as signaled by the estimated start ing prices of a one - bedroom
condo as part of the Cedar Banks Landing develop ment of $569,000.

The volume of sales for

Figure lll-7: Sales Activity, 2010 to 2020 ) )
Eastham & includ ing

300 248 single - family ~ homes,
250 condos and all sales o
197 207" 200 199 208 ) _
175 193 194 by year since 20 10 is
200 166 154 T8 148 160 . .
136 144 447, = 143 / presented in Figure Il -
150

1W 7. This datais from the
100 Banker & Tr adesman
included in Table lll -24.
After a decline in sales

activity between 2007

and 20 09, reflective of
e Single-family Homes  e===Condos All Sales the recession volume

50 90 13 18 15 14 14 13 15 17 17 18

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

picked up considerably
in 2012, and tapered off , then rebounded in 2015. Figure Il - 7 shows the substantial increasei n
sales act ivity in 2020 due largely to the uptick in demand du e to the pandemi ¢ as homebuyers
wer e searching for a safe retreat from COVID

Figure I1l-8: Median Single-family Home Price by Month,
2020

Figure 1ll-8 shows the
market response to the

pandemic over the course $700,000
of 2020 . Starting with a $600,000

median of $445 ,000 in $500,000
322,50 $505,000 $509,000 $558.000

January and after a blip to $400,000
Y . P $445,000 $448,500 $451,000 $516,500
$522,500 in  February, $300,000 $444,000 $475,000

median prices remaine d = $200,000
relatively flat u ntil the end $100,000

$570,000

of the summer when sales $0
.. . A O < N o AN A A 5
activity mcrgased markedly . \),t_c\ «\\}%\ & ?Qo & \00 \& 03;, &0@ doe, &oq, @Q'
As summarized by a local & & ) > & & & &
. 2
realtor, dDemand increased S s 9
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dramatically because many individuals were forced to work remotely while their kids did remote

learning. The rural a spects of the Cape made it a preferred pla ce to live during the pandemic

Supply dri ed- up for the same reason. The net result was that our inventory shortage became

even more acute, new listings came online at a slower rate, and prices (b oth average and

medi an) were up by percentages we haveno6t s ee A Corrlateddocttésn tdemarelar s . 6
was the surge in the prices and number of sales in September with a median of $640,00 0 and

numbe r of sales at 36, shown in Figure Il -9. Prices an d sales activity remained higher th an

average through 2020

Nevertheless, the inventory of new li  stings has dwindled considerably, from 49 in early 2020 to
only five in February 2021,
and two of these listings

) Figure I11-9: Number of Single-family Home and Condo
were priced above $1

Sales, 2020
million. Stories of sales with
more than 15 offers are not ;H; 36 35
rare.
i 24 23
25 21 21 20
A comparison of median 20
values for Eastham and 15 12 5 N
neigh boring communities, as 10 5 L
well as the Cape and state as 3 l I I
a whole, is presented in 3 Lo A4 S N . . . .
. \ O N o 2 2 (A e
Table 1ll-25 and Figure | II- & < RO T N P L Ll
. . . A b
10. This information Yo® CDQ,Q\ O &

provides the median single -

family house pric e at pre-recession levels in 2006, post -recession levels in 20 15, and 2020 .
The table also shows the percentage changes between these periods, demonstrating which
communities ha ve experien ced the greatest market stability versus volatility

This informa tion identifies the followi ng market trends:

1 While the median values of all neighbor ing communities fell between 2006 and 20 15,
the medians rebounded somewhat after that .

T None ofthecommunitiesd 2015 median pr i erecessidndevels, sur pa
rangin g from a -5.2% in Harwi ch to - 21.8% in Wellfleet, with Eastham in the middle at
-13.6%. This is not the case in other parts of the state, particularly those in the Metro
West area of Greater Boston, where median prices  quickly s urpasse d pre- recession ones.
This is refle cted in the relatively small percentage change between 2006 and 20 15 for

the state of - 1.4%.

19 Bob Sheldon, R E/MAX Realty, B o b 6 &am Real€Estdte Newsletter, February 2021.
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1 Between 2015 and 2020, median values increased significantly in a Il communit ies, from
a low of 14.6% in Truro to a high of 39% i n Dennis. Eastha m was at 32.3%, som ewhat
lower than the Cape as a whole but higher than the state.

1 The percentage increase in median sales prices varied considerably among these
communities bet ween 2006 a nd 2020, from no real change for Truro and Wellfleet
high of 24 .7% in Harwich. Ea stham wa s again in the middle of the range at 14.3%.

1 The median sa les values in Eastham have been at about the middle of the range, at
$520,000 as of the end of 2020, higher than the Ilow of $ 410,000 in Dennis,
comparable to levels in Har wich and Brewster, but sign ificantly lower than Chatham,
Orleans and Truro.

to a

Table 1lI-25: Median Single - family House Price for Eastham and Neighboring Communities as
of 2006 , October 2 015 and 2020

Median Single - family House Price %Change | % Change % Change

Place 2006 to 2015 to 2006 to
2015 2020 2020

12/2006 10/2015 12/2020
Brewster $428,000 $389,750 $519,500 -8.9% 33.3% 21.4%
Chatham $690,000 $625,000 $771,000 | -9.4% 23.4% 11.7%
Dennis $350,000 $295,000 $410,000 | -15.7% 39.0% 17.1%
Eastham $455, 000 $393,000 $520,000 | -13.6% 32.3% 14.3%
Harwich $385,000 $365,000 $480,000 -52% 31.5% 24.7%
Orleans $647,500 $595,000 $779,000 | -8.1% 30.9% 20.3%
Truro $717,000 $625,000 $716,000 | -12.8% 14.6% -0.1%
Wellfleet $600,000 $469,500 $600, 000 | -21.8% 27.8% 0.0%
County $387, 000 $350 ,000 $475,000 -8.6% 35.7% 22.7%
State $345,000 $340,000 $445,950 | -1.4% 31.2% 29.3%

Source: The Warren Group , Banker & Tradesman, December 20, 2015
Data based on single - family home sales of

Figure llI-10: Change in Median House Prices for Eastham

and Neighboring Towns

$1,000,000
$800,000
$600,000
$400,000
$200,000 I I I
50
2 "5 & RS o o)
& & PN G N PO RS
e Ce’b Q <<,"<>" B ot &
m 2006 2015 2020

Source: The Warren Group,

Banker & Trad esman, February 1, 2021

Eastham Housing Production Plan

and February 1, 2021.
$1, 000 plus, exc ludi ng condominiums

and for eclosure deeds.
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A further analysis of more recent market data is presented in Table I1l- 26, which breaks down
sales data from the Multip le Listing Service as compiled by Banker & Tr adesman for single -
family homes and condominiums from January thro ugh December 2020 . Of the 206 single -
family home sales (up from 133 in 2015) , 12 would hav e been rela tively affordable, selling for
less than $300,000 . Almost half of t he sales were in th e $400 ,000 to $600,000 range while
about the same percentage sold between $300,000 and $400,000 in 2015, further
demonstrating the largely increasing in home values.

Table I I- 26: Single - family Ho me and Condo Sales, 2020

Single - families Condomin iums Total
Price Range # % # % # %
< $200,000 4 1.9 4 25.9 8 3.6
$20 0,000 - 299,999 8 3.9 6 375 14 6.3
$300,000 - 399,999 26 12.6 4 25.0 30 13.5
$400,000 - 499,999 59 28.6 1 6.3 60 27.0
$500,000 - 599,999 43 20.9 0 0.0 43 194
$6 00,000 - 699,99 9 32 15.5 0 0.0 32 14.4
$700,000 - 799,999 12 5.8 1 6.3 13 5.9
$800,000 - 899,999 4 1.9 0 0.0 4 1.8
$900,000 - 999,999 5 2.4 0 0.0 5 2.3
> $1 million 13 6.3 0 0.0 13 5.9
Total 206 100.0 16 100.0 222 100.0

Source: The Warren Group, Banker & Tradesman, February 4, 2021

There were 16 condo sales, all for less than $500,000 except for one at  $700,000. About 62%
sold for less than $300,000, demonstrating the relatively affordability of the con do market.
Condominiums are a s maslhbusimgatock, totaling2a98 uritsa, m@f rom 255 in
2009 and 275 in 2015 . These condos prim arily inv olve the conversion of small cottage
communities, where the owner sells the individual cotta ges that ha d typically been rented
during the summer season. T he own er 0 sge,ctatwasaused y ear- round, must continue to
serve as a year - round residence . However, the cottages continue to be more seasonal and are
not used during the winter
Figure IlI-11- Sales of Single—family Units and Condos, months, an d therefore do
2020 not adequately address local

housing needs.

Figure llI-11 pres ents this
distribut ion of single - family
home and condo sales for
2020 . It shows the highest
amount of activity at the
$400,000 to  $600,000
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range with another increase above the

Information from the Town Assessor on the
ies in Eastham is presente d in Table lll -27. This information
h29 prope ntigs) was watukd af less than $200,000, but

for residential propert

that 2% o f

East hamos

$1 million

of the propert ies in this pric e range are cottage

winter. There were only 24 single - family homes assessed below $200,000, still

to those earning at or below 80%of area me d i

Another

$300 ,000, still relatively affordable.
homes, also including 88 condos
between $3 00,000 and $400,000, 9 3% of which were single - family homes. In fa ct, about 58%

of all properties in Eastham

$500,000 .

On the other

end of the range of assessme
$700,000 and $1 million, and still another
which is more than double the number in FY16
in Eastham. The highest

Approximately

level.

distribution of t he Fiscal Y ear 20 20 assessed values

indicate s
81%

condo miniums that are vacated during the

an

2% of the hous ing st ock, or 127 properties,
Only 27 of the properties in this range
29% of the ho using stock was assessed

ncome

, but

likely affordable

was valued between $200,000 and

were single - famil y

, some 3,710 properties , were assessed between $30 0,000 and

nts, 1,089 properties were assessed between
423 properties were valued at more than $1 million,

. This demonstrat es a significant luxury market
valued single - famil y propert ies were assessed at almost $4 million.

Table Il - 27: Assessed Values o f Residential Properties , FY 2020

Range of Single - family Multi - unit Total
Assessed Values Dwellings Condo s Dwellings *

# % # % # % # %
0- $199,999 24 0.4 105 35.8 0 0.0 129 2.0
$200,000 -299,999 | 27 0.5 88 30.0 12 3.9 127 2.0
$300,000 - 399,999 1,709 | 29.4 51 17.4 78 25.2 1,838 28.7
$400,000 - 499,999 1,748 | 30.1 33 11.3 91 29.4 1,872 29.2
$500,0 00- 599,999 926 16.0 9 3.1 34 11.0 969 15.1
$600,000 - 699,999 454 7.8 5 1.7 23 7.4 482 7.5
$700,00 0-799,999 | 275 4.7 1 0.3 21 6.8 297 4.6
$800,000 - 899,999 152 2.6 0 0.0 12 3.9 164 2.6
$900,000 - 999,999 102 1.8 1 0.3 2 0.6 205 1.6
Over $1 million 389 6.7 0 0.0 36 11.7 423 6.6
Total 5,804 100.0 293 100.0 381 100.0 6,406 100.0

Source: Eastham Town Asse ssor, Fiscal Year 20 20.

* Includes multiple dwellings on one lot

as well as two - family and three - family properties .
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Assessorods dat a

Figure lll-12: Assessed Values of Single-family Units and
Condos, FY20

2000 1,709 1,748

median sin gle- family
house value of $ 459,300
which is comparable to the

Banker & Tradesma n
median sales pric e in
2019. The median condo

value was $ 239,600 for
the same perio d,
significantly lower than the

Banker & Tradesman

e Sing le—families Condos median sales price s for
both 2019 and 202 0.
Source: Eastham Town Assessor, Fiscal Year 20 20.

Multi - family structures also represent a ve ry smal | segment of East hamods
including only 309 properties according tlo/ popestiessnvalvingdmsultiplea t a

houses on a single lot, 123 two-family homes /246 units , and 9 three - family dwellin gs/27
units) Assessor 8 s d a ated t hanndost of the multi - unit dwellings were assessed between
$300,000 and $500,000. Nevertheless, because these smaller multi - family properties offer an
income strea m, they are typically more affordable to purchasers, whether owner - occupants or

absente e inve stors, and they also tend to offer some more affordable rent al units as well.

Assessor records also include  seven residential properties with more th an four units as well as
93 mixed residential and commercial s tru cture s, 38 th at were primarily r esidential and 55
primarily commercial. Records also include 527  properties involving vacant land in a residential
zone or accessory to a residential parcel.

Rentals

Table 1l - 28 summarizes census data for rental units from 1980 to 20 19, indicating signi ficant
overall increases in rent levels . For example, the median rent in 1980 was $292 which more
than doubled to $662 in 2000, stayed relatively flat at $68 2in 2010, and then almost doubled
againto $1,311 in 2019 . The table also sho ws the considerable decrease in low er- priced units
in tandem with increases in higher - priced ones over the years. For example, between 2010 and
2019, the number of units with r ents of mor e than $1,000 increased from 16 to 92. It should
be noted that the decrease in the sup ply of year-round rentals during this period was a likely
factor f or driving up rent levels.

Rental costs also tend to be underestimated in the census data, and actual market rents are
typically much higher . One reason is that reported rents include subs idized units and for
Eastham this involves 92 units or 41% of the total rental housing stock . The data is further

skewed by 79 renters who paid no rent at al I
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Table Il 1-28: Rental Costs, 19 80 to 201 9

1990 2000 2010 2019
Gross Rent # % % # % # %
Under $2 00 41 17.2 9 19 16 3.8
$200 - 299 89 37.2 10 2.1 8 1.9 9 4.0
$300 - 499 96 40.2 45 9.6 6 1.4
$500 - 749 13 5.4 220 46.8 229 53.9 43 19.3
$750 - 999 88 18.7 107 25.2
$1,000 - 1,499 28 6.0 9 2.1 82 36.8
$1,500 + 7 1.6 10 4.5
No Cash Rent 36 15.1 70 14.9 43 10.1 79 354
Total* 239 100.0 470 100.0 425 100.0 223 100.0
Median Rent $292 $662 $682 $1,311

Source: U.S. Census Bureau, Census 1980 , 1990, and 2000 Summary File 3 and American Community

Survey 5- Year Estimates, 201 5-2019 .

Because most of the rentals involve single
opportunities is often passed by word of mouth and units are not formall

due to seasonal demands for rentals, s

options .

While these are more affordable,

ome year-round r enters have had to

during the summer months with the need to find

further away or double

-up with friends

y listed.

- family or two - family homes, in formation on rental
Additionally,
rely o n winter rental
they leave these households basically homeless

somewhat a ffordable short -term rentals

and family. While listing s of year-round or winter

rental s in Eastham have typically been scarce in the past , there were no such listings on the
internet in early February 2021.

As is t he case with homeownership, there is little to no in

seasonal renters have chosen to stay in their units given the op
has impacted those who have relied on winter rentals over t
alternative housing with friends

Realtors indicate that

fetch $1,900.

deposit, representi

Moreover, landlords

or family or mov e out of the commun

a year- round rental of a two

These year-round market rents are generally h

ventory of new r ental listings. Som e
portunity to work remotely. This
he years who have had to find

ity.

- bedr oom unit with some upgrades can easily

igher than

typically require firstand | as t

mont hods

ng substantia | up- front cash requir ements at lease - up.

HUD Fair Market Rents (FMRs) at

$1,100 for an efficiency unit, $ 1,265 for a one - bedroom unit , $1,667 for a two - bedroom unit,
$2,089 for three be drooms, and $ 2,261 for four bedroom s based on 2021 limits
Rents (FMRs) are the maximum

rents allowed by HUD in the Section 8 Housing Choice Voucher

Program. The maximum rents are
estimate of the actual ma rket re nt for an apart ment in the conventional marketplace

they typically under

updated and publ i shed

estimate actual market conditions

annuall

Eastham Housing Production Plan

rent pl us
Fair Market
Iy and rerg

although

. HUD sets the FMRs by unit size (number

of bedrooms) by r egion in ea ch state, for Barnstable County in the case of Easth am. Through
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the Housing Choice Vouc her Program, HUD will pay the landlord the difference between a

percent age of a householdds income and the FMR, but
relatively comp arable Massachusetts R ental Voucher Program (MRVP), are very limi ted. For a
discussion on the methodology for calculating the FMRs, go to www.huduser.org/datasets . It

should be noted that the Ho using Assis tance Corporation (HAC), which manages many of these
rental subsi dies, including 29 in Eastham.

Summer rentals, like most of this part of the Cape, are very pricey, especially near the water. In
fact, realtors indicate the property owner s can earn just as much renting a unit in the summer

as they can year-round, with out as much wear and t ear and a formal lease. Moreover, as
mentioned above, some summer  renters are opting to remain in their units as a retreat from the
pandemic given the abilit yto work r emotely .

4. Affordability Analysis of Existing Ma  rket Conditio ns 8 Widening affordab ility gaps and

increasing cost burdens

Affordability Gaps - Homeow nership

While it is useful to have a n understanding of past and current housing costs, it is also

impor tant to analyze the implications of these costs on r esident s 0y ta taffotditiem. A

traditional rough rule of thumb has been that housing is afforda ble if it costs no more than 2.5

times the buyerds househol d i n cedianéncom e Bgusehold eagningne as ur e
$72,075 in Eastham could afford a house of appro ximately $ 180,188, 35% the median house

price of $ 520,0 00 as of the end of 2020 . This implies that the household in the middle of the

towndés [ ncome range flaceap BI9BIGa¥ fordabi |l it

Housing prices have in fact risen fast er than incomes, making housing les s affordable as
demonstrated in Figu re Ill-13. As time went by, t he gap between median household income

and the median single - family house price widened. Wh ile incomes increased by 130% between
1990 and 201 9, the median single - family h ouse price increase d by 239% based on Banker &

Tradesm an data. In
Figure I1I-13: Median Household Income and Median

House Value, 1990 - 2019

1990 the mediani ncome
was 23% of the median

$500,000 $458,000 .
house price but
$381,000
$400,000 decreased to 15.7% by
$300,000 $227.500 20109. Moreover, the
gap b etween inco me and
$200,000 $135,000
$58,750 $72.075 house value was
$100.000 $31,339 542,618 $103,661 in 1990 but
$0 more tha n tripled to
1990 2000 2010 2019 $385,925 by 201 9
a— Median Household Income Median House Value
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http://www.huduser.org/datasets

; i Another way of calculating the affor  dability gap is to
As noted earlier,the pandemic

caused a grge in housing pricey
which correspondingly increaske

the affordability gapto record iy o ) s the traditional affor dabili
Ievelsof at Ieast $128)00 OrT Income on ousing costs , e traditional arror apility

threshold .20 To afford the m edian sales price of a
single - family home of $ 520,000, based on Banker & Tradesman data as of the end of 2020 , a
househol d would hav e to earn an estimated $ 95,670 with 80% financing , $108, 825 with 95%
financing .22 These income s are much higher than the med ian household income for the Town
per 201 9 census estimates of $ 72,075 , and point to a sizable affordability gap.

estimate t he difference between the median priced
house and what a median income earning household
can afford to pay based on spending no more than 30%

The median inco me-earning household could likely afford a single -family home of abo ut
$344,000 based on 95% financing. The affordability g ap is then about $ 176,000 - the
difference between the price of the median priced single - family home ($ 520,000) and what a
median in come household can afford ($ 344,000 ). In the case of 80% financing, requiring a 20%
down payment, a purchaser would need to borrow less and therefore co uld afford a home of
about $ 392,000 and thus the affordability gap would decrease to $ 128,000. It is al so worth
noting that while the affordability gap for the 80% financi ng o ption is lower, the 20% down
payment and closing cos ts close to $110,000 can be a challenge for many purchasers,
particularly firs t-time homebuyers without the benefit of eq uity from a former home.

The affordability gap s would in fact b e significantly greater if not for unprecedentedly low
mortgage interes t rates that have made housin g more affordable in Eastham and throughout
the country. East hamds pr opert y2 perahou saadtirepropeity vélde.also helps
make housing more a ffo rdable.

For t hose earning at the 80% of area median incom e limit ($69,600 for a family of thre e), this

gap is $ 187,500 , the difference between the maximum they could afford of $ 332,500 and the

medi an single - family house price of $520,000. These figu res are based o n 95 % financing,

which can still be found throug h firs t-time homebuyer programs such as t he ©neat eds
Mortgage Pr ogr am or MassHousingd& mortgage offerings.

20 Based on the 2019 census estimate of $72,075 for median house hold inc ome.

21 Figures based on 80% financing, interest of  3.0%, 30- year term, annual property tax rate of $8.72 per
thousand, and insurance costs of $ 4 per $1,00 0 for condominiums and $6 per thousand for single - family
homes. The calculations are also bas ed on th e purchaser spending no more than 30% of gross income on
mortgage (principal and interest), taxes and insurance. It also assumes that in the ca se of 95% f inancing,
the purchaser could qualify for subsidized mortgage financi ng from the ONE Mortgage Program or
MassHousing mortgage offerings  and t herefore pay no private mortgage insurance (PMI).

22 The affordable purchase price of $332,500 for a single - fami ly house is for those earning at the 80%

AMI limit. Sales prices for actual affordable units are calc ulated with some marketing window and for
households earning at 70% AMI with some other assumption s based on state requirements.
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Table 1ll - 29 provides an estimated breakdown of the number of units existing with
affordabilityrange s . t 642 Asnee® slb% Ocsf

were affordable to households earning

family homes

Accor di

ng

at or

in various
dtaht ea , Esimglet-h a md s
below 80% AMI ($69,600 for a

household of three) in 20 20. Almost 43% of the homes or 2,480 units were afford able to thos e
with income between 80% AMI and 10 0% AMI ($86,940 ); however, calculatio ns in this income

range were based on the purchasers having sufficient down

support 80% mortgage financing, which
Nevertheless, these figures sugges

Condominiums are typically valued much more affordably
affordable to those earning at or below
67 condos or 23% were also assessed within a relatively af
almost 88% of the condo market was

those earning between

potentially affordable to those
conservative condo fee of $250
somewhat . Most condos, however, are not availa

80% and 100% AMI.

earning within
and Assessor values which underestimate market values

is now more t
t some relative affordability of exis

Therefore,

payment and clos ing costs t o
he norm than th e exception.
ting homes.

, with 190 or about 65% of these units
80% AMI based on a househ old size of three. Another
fordable range, likely affordable to

the area median income based on an estimated

ble on a ye ar- round basis , as they involved the

conversion of sm all cottages to ownership that are used seasonally from about A pril through

October.

such as the projected $569,

New condo deve lopment, however, signals considerable increases in condo values
000 startin g prices for the upcoming Cedar Banks Landing project

Table 111 - 29: Approximat e Cost of Single - family Homes and Co ndos in Eastham Based on
Income , 2020

Income Range Single - family Condominiums
Price Range based on HUD Area Homes Available
Single - family/ Median Income
Condo* (AMI) Limit s** # % # %
$332,500/$ 294, 500* | At or belo w 80% AMI 642 11.1 190 64.8
($69,600 )
$332,50 1-$472,500 / | 80% - 100% AMI 2,480 42.7 67 22.9
$294,501 - $434,000 ($69,601 - $86,940 )
$472,501 - $567,000/ 100% - 120% AMI 1,086 18.7 26 8.9
$434,001 - $532,000 ($86,941 - $104,328 )
More than $567,000/ More than 120% AMI 1,596 27.3 10 3.4
more than $532,000 (More tha n $104,328 )
Total 5,804 100.0 293 100.0

Source:

price.

* Figures based on a three - person household.
** Based on 95% f inancing gi ven potential eligibility for subsidized mortgage pro
Mortg age Program and MassHousing offering

Town

of

s. All other income ranges assume 80

East ham ArscleYea 20r2@. sPleésa ot hataea staralard
practice, assessed value is assum ed to be 93% or sometimes e ven less than actual value or potent

ial sale

Includes estim ated condo fee of $250 per month.

grams such ast he ONE
% financing.
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It shoul d al so be not edmultinfamnly hausingl enarketais rt diativelyd small
consisting of approximately 381 properties (includes two - family and three - family properties as
well as multiple homes on one lot) , such housing may be more affordable as two - family and
three - family dwellings often provide rental income. Fo r example, the median valued two -
family home in Eastham, based 0 n As s e s s o tap was $428,400. If this unit was owner -
occupi ed with one rental unit it could potentially be affordable to a purchaser earning
approximately $ 50,650 (assuming rental income o f $1, 300 of which 75% or $975 is likely to be
included in mortga ge underwriting com putation s as well as 95% financing ).

Affor dability Gaps - Rentals

In regard to rentals, the gross median rent of $1, 311, reported by the 201 9 census estimates,

requires an income of about$ 60,440 assuming a monthly average utility allo wance of $ 200 and
occupants paying no more than 30% of their in ~ come on housing. This income is consi derably
higher than the median income of renter households of $38, 207. It is therefore not s urprising

that so many renters are paying too much for their hou sing (see Table IlI- 30).

The affordability gap for rentals wou Id therefore be approximately $558, t he difference
between the median rent and what a median income earning renter household coul d afford or
$755 based on the above assumptions.

Even rents in subsidized d evelopments can be problematic. For example, Ho  using Authority
units that apply HOME Program rents can be too high for target households earning at or below

60% AMI to afford. A one-bedroomrentof$ 1,149 based on 20 20 High HOME rents woul dbe a
struggle for someone earning at the 60% limit, or $40,62 0 for a single - person household, to
afford . It is also well b eyond what someone earning the minimum wage of $13.50 per hour
could afford even if working full -time all year round. On the other hand, a couple earning
$46,380 would be overincome and not qu  alified for the unit.

Actual marke t rents are considerably higher. The average year - round rental listing was closer to
$1,900. As noted above, a median income - earning renter household ($ 38,207 ) could affo rd a
rent of approximately $ 755 based on spendin g no more than 30% of income on housi  ng and
assuming average monthly utility costs of $ 200. Even the median income - earning house hold in
Eastham ($72,075 ) would be hard - pressed to pay more than  $1,600 in rent. The very short
supply of year-round rentals, seasonal rental prices , and impacts o f COVID-19 further

complicate the rental market dynamic, pushing up prices. It is no wonder that there are illegal
apartments in town that operate under th e radar.

It should also be noted that landlords typically re quire first and/or last months "rent as well as a
security deposit, which represents a substantial cash requirement for those loo king for ye ar-

round rentals.  This presents another significant obstacle for th ose lower in come residents who
are looking for a n affordable place to live in the com munity.
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Cost Burdens

The census also provides data on how much households spent on housing whether for
ownership or rental. Such information is helpful in assessing how many househo Ids are
overspending on housing or e  ncountering housing affordability pro blems, defined as spending
more than 30% of thei rincome on housing. Based on 201 9 census e stimates , 122 homeowners
in Eastham were spending between 30% an d 34% of their income on ho using and another 556
owners were sp ending more than 35% of their income on housing expenses . This suggest s that
31% of homeowners were overspending on their housin g. Inrega rdto renters, no renters were
spending between 30% a nd 34% of their income on h ousing but 124 or 56% of all renter
households were spending  at least 35% of their income on housing costs

This census data suggests that 802 households or one-third of all Eastham year- round
households were living in housing t  hat is by commo n definition beyond their means and
unaffordable . This level of cost burdens is comp arable to the state le vel but higher than the
county at 28.5%.

HUD provides additional data  on housing affordability through its CHAS report that identifies

cost burdens by household type and whether they are renters or owners, offering a breakdown

of households within specific  income categories as summarized in Table 1l - 30. For example,
the first cell i ndicates that there were 20 elderly renters (62 years and older) wit h in comes at or
below 30% AMI, and of these none were spending between 30% and 49 % of their income on
housin g costs while 10 were spending more than half of their income on hous ing, or
exp eriencing severe cost burdens.

This report, based on  special tabula tion s of 2013 - 2017 census data for Eastham (the latest
report available), indicat es that 833 households or 34% of all households were spending t 00
much on their housing , up from 764 househ olds in 2012 . Of these, 429 households or almost
18% were experien cing severe cost burdens as they were spending more than half of their
income on hou sing costs. This is up f rom 279 households and 12% in 2012.

Of the almost 1,100 households This data is only a bit higher than the 20 19 census

A Tee TEs h @ Bl G0 @ estimates summarized above. Moreover, t here were

area median income, 65 3 or 290 hous ehol ds earning at or below 30% of area median

about 60% were overspending income, referred to by HUD as extre mely low-income

0 .
il £ Gr e Er eree T households, 85% who were experiencing severe co st

had severe cost burdens, up from burdens , which included 70 ren ter househo |ds and 175

one-half and one-quarter in homeowners . Some of the units at the Village at Nauset

2012, respectively. Green will help address part of this renter need.

Other major findings for this report include the followi  ng:
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Renters

il

Almost half (48%) of all renter households, or

30% of their income on housing expenses

income on housing
The data suggests that only 10 of

, up from 70 in 2012

195 hou seholds, we re spending more than

with 90 spending more than half of their

severe costs bur dens and in come at or below 30% AMI
There were 55, or 48% of the 115 small fam ilie s, that were experiencing cost burdens ,
all with incomes at or below 50% AMI

There were no large famili es that were renting,

down from 25 i

the 125 elderly renters had cost bu

n 2012.

rdens, all with

Single, non - elderly adu Its are not only the most prevalent renter households in Eastham,

but they were also experiencing the highest cost burdens with
households with incomes at or below 50% AM
the total 195 such household

with incomes at or

60 of the 75 such
| encountering severe cost burdens. Of
s, 130 or t wo- thirds in this category had cost burdens, all
below 80% AMI.
should consider sma ller affordable units for t
bedroom apartments.

This suggests that new rental unit construction
his population such as studios or on  e-
Some of th e units at the Village at Nauset Green should address

the needs of part of this  pop ulation.
Table 11l - 30: Type of Households by Income Category and Cost Burdens ,2017*
<30% MFI23/ >30% to >50% to >80% to > 100% MFI/ Total/
Type of # with < 50% MFI/ < 80% MFI/ <100% MFI/ # with cost # with
Household cost burdens # with # with # with burdens cost burdens
b cost burdens cost burdens cost burdens
Elderly Renters | 20/0 - 10 30/0 -0 0/0 -0 20/0 -0 25/0 -0 95/0 - 10
Small Family 35/25 -10 30/10 -10 0/0 -0 20/0 -0 30/0-0 115/35 -20
Renters
Large Family 0/0 -0 0/0 -0 0/0 -0 0/0 -0 0/0 -0 0/0-0
Renters
Other Renters 50/0 - 50 25/0 - 10 70/70 -0 50/0 -0 0/0 -0 195/70 -60
Total Renters 105/25 - 70 85/10 - 20 70/70 -0 90/0 -0 55/0 -0 405/105 -90
Elderly Owners | 140/1 0-130 230/70 -35 240/45 -19 150/35 -10 440/30 -40 1,200/190 -
234
Small Family 35/0 -35 30/10 -0 105/15 - 40 40/25 -0 475/20 -0 685/70 -75
Owners
Large Family 0/0 -0 0/0 -0 4/0 -0 20/10 -0 15/0 -0 39/10 -0
Owners
Other Owners 10/0 - 10 4/4 -0 40/15 - 20 25/0 -0 35/10 -0 114/ 29- 30
Total Owners 185/1 0-175 264/8 4-35 389/75 -79 235/70 -10 965/60 - 40 2,038/299 -
339
Total 290/35 - 245 349/ 94-55 459/145 -79 325/70 -10 1,020/60 -40 | 2,443/404 -
429
23 Median Fami ly Income (MFI) is used in this data but  is the same as Area Median Income  (AMI).
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Source: U. S. Departmen t of Housing and Urban Deve lopment (HUD), SOCDS CHAS Data, and American
Community Survey, 2013 -2017 ( * latest report available) . ** First number is total number of household s
in each category/second is the number of households paying more than 30% of thei r income on housing
(with ¢ ost burdens) & and third number includes those that are paying more than half o f their income on
housing expenses (with severe cost burdens). Smal | fa milies have four (4) or fewer family members while
larger families include fiv e (5) or more members. Elde r Iy are 62 years of agtersar
owners are non - elderly an d non - family households , largely singl e- person households .

Owners

1 About 31% of all owner household s, or 6 38 such households , were spending more than
30% of their income on housing ; and of th ese, 339 or 17% were spending more than half
their inc ome on hous ing.

1 Elderly owners were experiencing considerable cost burdens as 309 of the 610 such
owners earning at or below 80%  AMI were overspending with 184 or 30% spending more
than half of t heir in come on housing.  Also, owners over the age of 62 acco unt for abo ut
59% of all owners. Unfortunately, due to the build -up of equity for many of these
owners, it is difficult for them to qualify for assisted housing.

1 Of the 170 small families with incomes at or below 80% AMI , 100 or 59% had cost
burdens, inc luding 75 or 44 %with severe cost burdens. Of particular concern are the 35
famili es earning at or below 30% AMI who were experiencing severe cost burdens.

1 There were only 39 large families who were homeowners in Eastham , all earning above
80% AMI with t he exceptio n of 4 households. Only 10 were cost burdened, all in the 80%
to 100 % AMI income range.

1 Of the 54 non-elderly, single individuals who earned at or below 80% AMI, 49 or 91%
had cost bu rdens. Of particular conce rn are the 10 individuals with inc ~ omes at or below
30% AMI with severe cost burdens.

Foreclosures
Also related t o ho using affordability is the issue of foreclosures, which has been a problem for

many homeowners across the countr ysi nce t he 0 b uer shtoiunsgi nogf btuhb bl & 6

dozen years ago. There has been s ome limited foreclosure activity in  Eastham as shown in
Table 11I-31. While there were no foreclosures prior to 20 10, there was a pick -up in
foreclosures after that, growing more recently. Be tween 2010 and 2015 there w ere 15
foreclosure auctions, increasing to more than double that amount, at 33, betwee n 20 16 and
2020. The highest level of combined auctions and petitions was 18 in 2018. While there have
been state a nd national moratoria on fo reclosures due to COVID -19 in 2020 , it is lik ely that
when these protections lapse, there will be another uptick in f oreclosures unless other remedies
are implemented.
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Table I lI- 31: Foreclosu re Activity, 2007t o 2020

Year Foreclosure Auctions Petitions to Foreclose Total
Pre- foreclosu re
2020 4 4 8
2019 6 5 11
2018 9 9 18
2017 6 9 15
2016 8 10 18
2015 4 4 8
2014 2 2 4
2013 3 1 4
2012 3 2 5
2011 0 1 1
2010 3 4 7
2009 0 0 0
2008 0 0 0
2007 0 0 0
Total 48 51 99

Source: The Warren Gr oup, Banker & Tradesman, February 9, 2021 .

5. Subsidized Housing Inventory  (SHI) 8 Significant increase in SH/ units to almost 5% of year -

rou nd housing stock

Current Inventory

Table 1l - 32 summarizes t he units included in the Su  bsidized Housing Inventory  (SHI) which is

the list of affordable  dwellingun it s t hat are eligible for counting t
affor dabi lity goal. The state currently lists 119 affordable housing units in the SHI, involving a

net increase of 69 units since 2015 and trans lates into 4.62 % of the ¢ o mmu n i totgl §esr -

round housing stock of 2,6 32 units . Thisis up from 1.9% in 201 5.

To be counted as affordable under Chapter 40B, housing must be dedicated to long - term
occupancy of income - eligib le households through deed restrictions. Occupants of the
afforda ble units m ust have incomes at or below 80% of HUD limits for the Barnsta ble ar ea (see
Table I1- 1 for these levels, adjusted by household size). See Section II.B for more information
on affo rda bility requirements.

The Inventory now includes 2 3 homeowner ship units and 96 rental units, eight of which include
units in group hom es sponsored by the Massachusetts Department of Mental Health (DMH ).
The major boost to th e SHI was the Village at Na uset Green with 65 affordab le rental units .
Because this rental project involved a Chapter 40B comprehensive permit , all units qualified f or
inclusion on the SHI , including the 15 units that were targeted to those with incomes be tween
80% and 90% AMI.
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Table IlI-32: Ea s t h a mé dizedSHousisg Inventory  (SHI)
# SHI | Project Type/ Use of a 40B | Aff orda bili ty
Project Name Units | Subsidizing Agency Permit Expiration Date
Nauset Road/Habitat for 1 Ownership/DHCD No 2019
Humanity House
Eastham Duplexes* 8 Rental/DHCD No Perpetui ty
Foundations Project/HAC 2 Rental/DHCD No 2037
Gull Cottages 5 Rental/DHCD Yes 2020
State Highway Units* 4 Rental/DHC D No Perpetuity
Bay Meadows 10 Ownership/DHCD Yes Perpetuity
DMH Group Homes 8 Rental - Special Needs/DMH No NA
Nauset Rd . 1 Rental/DHCD No 2056
Brackett Landing Ownership /MassHousin g Yes Perpetuity
Sandy Way/Habitat Ownership/DHCD No Perpetu ity
Subtotal 2015 50 28 rental units 24 units with 24 unit s affordable
22 ownership units 40B permit in perpetuity
Rabbit Run Ownership/DHC D No Perpetuity
Massasoit Road Rental/DHCD No Perpetuity
State Highway Rental/DHCD No 2052
Village at Naus et Green 65 Rental/DHCD Yes Perpetuity
Total 119 96 rental units 89 u nits with 91 un its affordable
23 ownership units 40B permit In perpetuit y

Source: Massachusetts Department o f Housing a nd Community Development,

December 11, 2020.
Shaded area included units added between 2015 and 2020.
*Eastham Housing Authority units

The to wn needs to produc e at least 144 more afforda b | e
based on the existing year -round housing stock

and second homes, the number of year
uni ts. Consequentl vy,
Many communities in the state are confron
supply of affordable h ousing. East hamos
the state target,
towns have produ cedenough af f or dabl e units
expiring affordabil ity requirements .
mark of 5% with Eastham not far behind.

Figure 1l - 14, Eastham made the greatest progress over the past

to

Four of the other communities are
Truro and Wellfleet

units to
count from the 2010 decenn
the 2020 census figures are released, it would be expected that the num

would increase to reflect grow th. However, because of the expanding

nei ghbors al so
as visually presented in Fi gure lll-14. While none of

East hamos
me e t Oriednehass maade e 6 s
consid erable progress at 9. 0% although it lost some affordable units since 2015, likely

April 13, 2015 and

reach

ial census. When
ber of year - round units
supply of seasonal units
- round units decreased and will likely be close to 2,550
percentapeamit tharease 5 f cone what boialbout 8. y%.

ting challe nges in boosting their relatively limited

have

due to

just past th e half - way

are below 2.5%. As shown in

few years.
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Figure ll1I-14: SHI Units in Eastham and Neighboring
Communities
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The Eastham Housing Authority owns 8 units as part of the Eastham Duplexes (i nclud ing two 1-
bedroom units and two 2 -bedroom units), 4 units at 5960 Stat e Highway (two duplex
structures, each with two 2 - bedroom units), and  Merrill House on Ballwic Avenue . The units ar e
managed by the Orleans Ho using Authority (OHA). None of the un its are age restricted but
there are numbers of seniors living in the one - bedro om u nits. Housing Authority units rarely
turn over and there are at least five - year waits for the two - bedroom un its and typical waits of
more than six years for the one - bedrooms . Some exi sting tenants have lived in these units for
aslong as 20 years.

A num ber of the projects listed in Table Ill -32 involved the development of Town -owned
property including Bay Mea dows ( 0 f r i e ntild NadsetR@&rental home (managed by th e
Community Development Partnership ), and several Habitat for Humanity of C ape Cod homes.
Unfortunately , the deed restriction for the Habitat for Humanity house at Cross Cart Way was
for 15 y ears, executed in 1994, and consequently th at unit was eliminate d from the S HI in
2009. Nevertheless , Habitat for Humanity has the right of fir st r efusal to buy back the unit
when the owner decides to sell, so it may likely be r einstated on the SHI at som e point in the
future. Habitat also created two affordable homes on Town - owned property at Sandy Way, and
another one more recently at Rabb it Run, off of Route 6. The property was donated by a local
citizen , and the Town of East ham provided $45,000 in CPA  funding.

Another of the Townds i mportant d e v eib ¢hp m@om munity Developmens
Partnership (CDP) which developed and manages eight units of rental housing in Eastham as
part of the following projects , also managin g another s even units under the Townds

Expansio n Program :

1 1475 State Highway
This property i nvolved the acquisition and rehabilitation of a duplex that was converted
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into t wo affordable , two - bedroom, rental units for households earning up to 80%  AMI.

1 Gull Cottages
Gull Cottages, at 885 State High way, involved the conversion of a smal | cottage
community into five rentals, two of which are affordable to those earning at or below
50% AMI and the remaining three for households earning up to 60% AMI . One of the
units has a Pr oje ct- based Section 8 subsi dy.

1 1425 Nauset Road
This project i nvolved a h ouse that was donated and moved to a Town -owned site next
to the Council on Aging. The Town received grant funding to make the unit
handicapped accessib le and affordable as atwo - bedroom rental unit.

CDP is also managing the following progra ms:

1 Rental Expansion Program
Since 2012, the Eastham Affordable Housing Tr ust has operated the Rental Expansion
Program to respond to proposals  to fund new constration units, ADUsseasonalto
yearround property corversions to affordable unitsmotel caoversions ¢ affordable
housing.etc. The Village at Nauset Green received  som e fu nding from the Program.

The Housing Trust has purchased properties and converted them to affordable rental
units that are deed restric ted in perpetuity in the past using CPA fundingt o make the
units affordable to tenants earning up to 80% AMI while paying no more than 30% of
their income on rent and utilities. One of the units is tar geted to a moderate -income
hou sehold earning between 8 0% and 120% AMI however . Thus far the Housing Tr ust
has purchased 7 units including a two - bedroom and handicap acces sibl e one - bedroom
unit on Wam pum Lan e; a one - bedroom , another handicap accessible one - bedroom uni t,
and a moderate -income unit on Dory Lane ; a one-bedroom unit with a finished
basement on Stellwagen Way; and at hree - bedroom uniton Massasoit Road.

The average purchase price was initi ally about $175,000, well below appraised and
assessed values. All units were developed in compliance with state Local Initiative
Program (LIP) Gui delines (Lo cal Action Units) and thus ¢ ould be counted as part of the
Subsidize d Ho using Inventory (SHI) with the exception of the moderate -income unit on
Dory Lane . The Housing Trust contracts with the Community Development Partnership

for property manag ement, which has begun to rea lize an income stream from the units
beyond what i s needed for property maintenance and reserves.

Four of the abov e units are part of the Brackett Landing development (three on Dory
Lane plus the one on Massasoit Road), that the Housing Trust purchased and converted
to rentals. Three are directed to th ose earning at or below 80% AMI , and Massasoit Road
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is a moderate -income unittargete d to a househo Id earning between 80% and 120% AMI.
This project was developed through a (erfidly 40B6 comprehensive permit for a total of

28 condos (see photo below). N ine of these units are listed as involving ownership in

the SHI, which s hould be chan ged to reflect the three Housing Trust rental units . Units
include both detached single -family homes a nd townhouses and range from 960 to
1,700 square feet in size.

1 Regional Housing Rehabilitation Program
Eastham, Truro and Provincetown were jointly aw arded Community Development Block
Grant (CDBG) funding from the stat e to operate a Housing Rehabilitation Program
managed by the Community  Development P artnership (CD P). At least 80% of the funds
must be allocated to specific projects by August 2021 , and it is expected that all of
funding w ill be expended by the end of 2 021.

Funding is provided as a 0%, deferred forgivable loan to make cri tical home repairs,
includi ng the correction of all code violations . The loan has a 15 -year term with 1/ 15t
amorti zed each year without payment unless the property is sold or transfe  rred or the
owner is in default of program terms and conditions. The en tire loan is forgiven after

15 years. The maximum loan amount is $30,000 with an additional $10,000 for the
removal of lead paint or asbestos, for impro ving handicapped accessibility, septic
system replacement, or multiple energy efficiency improvements.

The progr am also provid es technical assistance through a Rehabilitation Specialist to
support the par ticipating homeowner (income at or below 80% AMI adjusted by
household size) or investor - owner (if a majority of tenants have incomes within 80%
AMI) in determining the work to b e done and estimating costs.

It is expected that the Program will accommoda te an avera ge of 25 properties per year

with an average cost of about $32,000. The program has a waitlist of 2 qualified
applicants with another 2 or ~ so who have s ubmitted pre - applications.
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Other locally - sponsored program s are administered by Harwich Ecu menical Cou ncil for Housing
(HECH) including:

1 Rental Assistance Subsidy Prog ram
In 2012, the Eastham Affordable Housing Trust initiated the Rental A ssistance Sub sidy
Program t o assist households in  paying their rent and becoming self- sustainable at the
conclusion of the Program . The Program operates on a first - come, first - served b asis
with a max imum of 20 participants with incomes at or below 60% AMI . Participant s are
require d to meet monthly with an advocate from a case management company (currently
the Homeless Prevention Council) to help keep them on track and move towards self -
sufficiency . There are c urrently 12 participants with funding of $218, 250.

The pro gram mimics f ederal and state rental assistance programs by providing the

subsidy directly t o the landl ord who must enter into year - roun d leases with the tenants.

The sub sidy is based on the difference between the HUD Fair Market Rent (FMR) a nd 30%

of the qualifyingt enant 6s i ncome with a maximum subsidy of
three years.

While th ese subsidized rentals are not el igible for inclusion in the SHI, th ey nevertheless
serve a pressing local need for more affordable year -round rental uni ts for limite d
income households

1 Emergency Rental Assistance Program
In response to the loss of inc ome to households due to C OVID-19, the Eastham
Affordable Housing Tr ust introduced the Emergency Rental Assistance Program by
utilizing the guidelines de veloped by th e Lower Cape Rental Assistance Working Group.
This Program operates on a short -term basis, designed to bolster housing stab ility
during the pandemic.  Funded t hrou gh Community Preservation funds , it is available to
households earni ng up to 1 00% AMI who have lostincome due to COVID - 19.

The Program will pay up to $6 ,000 for a 12 -mont h period ba sed on the applicant & s
eligibilit y. Applications are received on a  first- come, first - served basis. Rent payments
are made directly to the  landlord, who must have a year-round lease and cannot benefit
from another rental subsidy at the same tim e. Participants are required to meet monthl vy
with an advocate from a case mana geme nt company (currently the Homeless Prevention
Council ). The Program is plannedt o run for ay ear between August 1 st 2020 to the end

of July 2021 .

1 Eastham Housing Emergency Loan Progra m (H.E.L.P.)
HECH is also adminis tering the Eastham Housing Emergenc y Loan Program (H.E.L.P.) that
provides deferred, zero interest loans of up to $20,00 O to help qualifying homeowners
make home improvements such as new roofs, windows, siding, e tc.; as wel | as health
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and safety code probl ems, failing heat and hot water sys  tems for example. Participants
must have incomes of no more than 80% AMI and own a s ingle - family home or creat e a
new affordable year - round rental unit forincome - eligible tena nts. Fundin g is $177,000.

The Program operates on a first - come, first - served b asis with 8 - 10 applicants per grant
cycle. If the home is sold or transf  erred before the 15 -year term of the loan elapses,
funds are repaid t o t hAforddble whiousmg Trisa Bundch aThefeshave
been three pa rticipants to date

1 Libby Amold S tevens Emergency Assistance Program
This program provides one -time emerg ency assistan ce for those living on Cape Cod
who are experiencing a temporary financial crisis including Eastham residents .
Qualifying needs include rent or mortgage payments, utility payments, and car - related
costs, for example.

While not counted as p art of the SHI, the 17 rental vouchers that are admin istered by the
Housing Assistance Corporation (HAC) in Eastham also add important affordable housing to
qualifying families  in mark et r ate housing.

More recent additions to the SHI include:

1 Village at Nauset Green
The Town of Eastham purchased an 11.5 - acre undeveloped parcel, the Purcell property,
for the developmen t of affordable housing. This site was intended to be deve loped
withinthe contextof t h e T omajoldptanning effort to create a tradition al mixed - use
village center, the North Eastham  Overlay District , centered a t the intersection of Route
6 and Bracket t Road. The Town issued a Request for Proposals (RFP) to s elect a pr oject
developer and brought on Pennrose Properties , LLC. The Town conve yed the prope rty
to the developer under a 99 -year lease and a nominal fee of $1. The Town also
committed $400,000 in support of the development of infrastructure in addition, two
separate funding awards in the amounts of $300,000 and $450,000 were issued from
CPA and $300,000 from the Eastham Affordable Housi ng Trust. The Towns of Orleans
and Wellfleet also ¢ ontributed $100,000 each to the project in recogn ition that some of
their resid ents might also benefit from the new units.

The project includes 65 ren tal units tha t rim a green space, including a mix of 1,2 and
3- bedroom units. As shown in Table Ill -33, 11or 17% of the units were targeted to

extremely low - income households earning  at or below 30% AMI, wh ile 39 or 60% were
for those with incomes betwee n 30% and 60% AMI, with another 15 or 23% in the over

60% to 90% AMI range. Because the project involved a Chapter 40B comprehensive
permit for a rental development, all 65 units were eligible for inclusion on the SHI . At
initial occupancy, 70% of the u nit s were res erved for those who either lived or work edin
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Eastham and a 10% preference given to Cape res idents. There was a very high demand
for these un its reflect ed in the 273 appli cations that were submitted and a current
waitlist of about 150 applican ts.

Table Il |- 33: Village at Nauset Green Unit Distr  ibution and Rents*

Income Limits Max. Income Unit Ty pe # Units Estimated Rent
$20,700 1 Bedroom 5 $485
30% AMI $23,280 2 Bedroo m 3 $582
$27,930 3 Bedroom 3 $672
$41,400 1 Bedroom 20 $970
60% AMI $46,560 2 Bedroom 15 $1,164
$55,860 3 Bedroom 4 $1,344
90% AMI $62,100 1 Bedroom 2 $1,250
$69,840 2 Bedroom 13 $1,450

* Based on 2018 HUD Income L imits and LIP Guidelines for ¢  alculating rents.

Potential Projects
The following properties have been discussed as potential opportunities for the further

development of affordable housing . The Town will be issuing an RFQ to obtain professional
services to prepare a Master Plan for t he development of the following three properties oT-
Time, the Council on Aging property, and the recently - acquired Town Center Plaza

1 T7-Time Property
The Town a cquired the site of a former dr iving range ( T- Time) on Route 6 and has
established a special w orkgroup, the T-Time Development Committe e, to explore
development options . The prop erty is con ceived to be a key componentof t he Townds
Eastham Corridor Special District that involved a major rezoning effort. To further assist
in the decision - making pro cess for the project, the Town commissioned a Market Study
to determine possible  economic or business - related uses that could be incorporated
into the development. Report findings suggested that the T- Time site could serve as a
catalyst for busi ness activ ity for a number of uses as well as h  elp promot e comm unity
hou sing solutions.

The T-Time Development Committee has recommended  the following uses for the
property :

0 Public Community Center Building anchored by the Council on Aging and
Recreation Departmen t

Community Pool (require s more informat ion)

Limited senior and work  force/community hou  sing

Artist shacks/entrepreneur pop - up space

O O O O

Lots of outdoor green space for gathering and recreation
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0 Multi - /inter - generational focus

1 Council on Agin g (COA) Property
The Townd& current Council on Aging (COA) is located on a 2- acre parcel at 1405
Nauset Road. Relocating the COA to the T - Time property, will enable the current site to
be developed for affordable housing, senior, and/or workforce housing that is
compatible with the g oals outlined in this Housing Production Plan.

1 Town Center Pl aza
The Town also acquired a strip mall on a 3.54 -acre parcel located at 4550 State
Highway. The following uses are under consideration for the s ite:

Accommodate the sp ace needs of the 6 existing businesses
Farmer s Mar ket

Medical Office Space

Retail and Restaurant Space

Top of Shop Housing

O O O O O O

Senior and/or Workforce Hous ing

In addition to the Master Planning process mentioned above, the Town will be
embarking on a major outreach proce ssto obtain important input from the community
on develop ment op portunities .

1 Ballwic Avenu e
The Town also owns this 21.87 - acre vacant and undeveloped parcel in a residential
neighborhood adj acent to The Chi |l dproéitnrédssurceP,l referra |, anda
education center for familie s with young children. The site was initially ac quired for an
elementary school that is no longer needed.

1 Miscellaneous Parcels
Additional scattered lots may be suitable as infill housing including the two  Town-
owned parcels in the vicinity of the Ballwic Avenue property

C. Priority Housin g Needs

As the affordability analysis indicates in Section [Il.B above, signifi cant gaps remain between
what many current year - round residents can afford and the cost of housing that is available.
Many long - term r esidents could not afford to purchase home s in Eastham based on current
housing prices, and there st ill remains many residents of more limited mea ns who are
struggling to afford to remain in the community . For example, a st udy by the Cape Cod Young
Professionals organization in conjunction with t he Dukakis C enter for Urban and Regional Policy
at Northea stern University , that included a survey of 5, 200 Cape re sidents between the ages of
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25 and 44, concluded that 47% of respon

had to supplement the
mortals have nothing to buy in

dent s had considered leaving the

The Townd s

r e c e n tercialC
Market Study also weighed -in on

and need for more varied housing types
diverse

Cape and about half

ir income to afford to remain here. A local realtor recen tly said, 0 Mer e
todaydsi hp mar ket . 6
Commu nity concerns about t he high costs of housing

to serv e more
income level s were docum ented as part of a

housing needs and stated that

Commercial Market Study that was undertaken by the

there is a widely d ocumented Town in early 2021. Comments fro m the interview
need for rental housing,  senior process included observations that people  with inco mes
FeEg, S modest " singl e~ in the 8 1% to 110% AMI range had incomes to o high for
family or townhouses that are

affordable housing and too | ow for market rate units

affordab le to a range of low - to includi ng many Town employees.

The comments also
recognized a high deman d for multi - family housing
with amen ities which is largely missing in t
place. T here were also comments about an erosion of year -round
build family housing, and

middle - income residents .

he m arket
rental units , the need to
problematic conversion of year -round housing to seas onal units.

Other perspective s on the gaps between what housing is available in Eastham and wh at
residents can afford to pay is demonstrated in the fol lowing analy sis:
1. Rental Housing Needs

The analysis included in Table Ill - 34 projects a shortage of
moderate - income renters with incomes at or

195 rental units, all for low - and
below 80% AMI which should become a longer -
. This data, however, does not reflect
for additional rental opportunities, p

range housing production goal the pent- up regional need
rental housing market that
has seen extraordinar y market pressures over the past several decades

the 2000 me dian rental of $682 climbed to

articularly i n the context of a
. For rental units alone,
$1,168 by 2010 a nd then $1,311 by 2019 with

market rents approaching $1,900 for a two - bedroom unit with some upgrades and utilities
include d.
Table il - 34: Rental Unit Gap Analysis
Income Group | 2020 HUD Estimated # Renter # Existing
Income Li mits * | Affordable Households *** | Affordable Deficit/
Rent** Units *** Surplus
< 30% AMI < $26,100 < $452 105 10 -95
30% to 50% AMI | $26,101 - $43,500 | $45 2- $888 85 55 -30
50% to 80% AMI | $43,501 - $69,600 | $889 - $1,540 70 0 -70
> 80% AMI > $69,600 > $1,540 145 145 0
Total 405 210 -195
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Source: 20 17 HUD SOCDS CHAS Data * Based on 20 20 HUD Income L imits for a three- person household .
** Assumes the househ old will spend no more than 30% of income on housing costs, including $200 p er
month i n utility bills.

*** See Table Il - 30 for numbe r of renters in each income range and affor dable units a re those occupied
by households without cost burdens.

If Eastham w ants to attract more young adults and service employees, it will have to mak e sure
that it provides additional affordable rental oppo rtu nities to enable them to live in town as the
current subsidized rental stock is  inadequate to meet these needs . Opportun itie s for seniors to
downsize could also be accommodated by new rental devel opment, en abling their homes to
become available to famil ies. The Village at Nauset Green with 65 a ffordable ren tal units
represents a major effort to address these needs.

Nevert heless, affordable housing development has not kept pace with housing need a s
demonstr ated by long waits for affordable rental units. Subsidized units rarely become available
and typical wa its for a vacant unit are longer than five or six years. The need f or rentals is
further demonstrated by a zero (0) vacancy rate and importance of replac ing some of the
rentals that have been lostin  recent years. Moreover, the Village at Naus et Green attr acted 273
applicants and 150 still remain on the waitlist, demonstr atin g pent - up demand for affordable
rental units in Eastham and other Cape ¢ ommunities .

The Director of the Eastham Council on Aging noted that some of Ea st h aseniors are
mig rating out of Eastham, and that this may indicate that there is a need for aff ordable senior
housing. Seniors are leaving Eastham for such reasons as:

1 Affordability, possibly due to high standard of living and/or decreased retirement
income for reasons such as loss of spouse, illness, pension cuts, expense of in-home
caregiver.

1 Downsizing to better suit lifestyle as seniors age in place at hom e.

1 The need to be closer to famil y.

1 Lack of transportatio n.

She further indicated that Eastham does not currently have any subsidized housing that is
direct ly targeted to seniors, and there are no assisted living units in town. While there are
some affordable units in town, the rents are still too high for area seniors on fixed inco mes.
Other nearby communities, such as Orleans, offer senior housing developme nts, but these
have a wait of at least two years. These are all examples of why there is a need to offer senior
subsidized housing in the Eastham community .

Based on the data in cluded in T ables Ill-30 and Ill-34, this Housing Plan recom mends that

rental u nit goals be largely distributed as summarized in Table 1l -35. The one-year goal is
based on annual Housing Production goals of prod  ucing affordable housing equivalent to state
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requirement s of 0.50% of the year -round housing stock or 13 units. This amount of rental
housing would comprise about 80% o f the Townds ion gadals over t dval five -tyear

terms of this Housing Production P lan. Additionally, this level of production will unlike ly
accommodate all of the pent -up regional deman d for rental housin g, but represents a

reasonable local goal. There should also be some focus on the hou sing needs of seasonal

workers.

Table Il - 35: Projected Distribution of Rental Unit Product ion
One-year and Five- Year Goals

Target Renter Target Unit Size Propor tion of Need # Rental Units

House holds 1-Year/5 - Year Goals
Seniors/ individua Is/those | One bedroom 30% 3/15

special needs

Small Famili es Two bedrooms 60% 6/30

Large Families Thre e+ bedrooms 10% 1/5

Total 100% 10/50

2. Homeowne rship Needs

Table Ill - 36 demo nstrates that there is a n in sufficient supply of affordably - priced ownership
units , single - family homes or condos, to meet the ex isting need of those resident owners

earning at or below 80% AMI. As noted in Table lll - 30, there are also 180 owner house hold s
who are cost - burdened in Eastham, and providing units targeted to those with inc omes of 100%
AMI and even 120% AMI can be helpf ul to those who have limited opportunities fo r downsizin g

and do not meet all of the state afforda bility requirements.  This Housing Production Plan
therefore recommends that firs t-time homeowner ship opportunit ies also be included in the
t ownds af foasind ayéndae buhat a lower priority than re  ntals.

This Housing Plan has documented the exodus of young residents, incl udin g families with
children, out of the community and the Cape as a wh ole. Jobs in ta ndem with affordable
housing opportunities are key to retaining this population, maintaining E a st h aomnsnity

character, vitality, and social and economic diversity. A ddit ionally, e mpty nesters looking to
downsize from their existing sing le- family homes should be able to find accessible and
affordab le condominiums in Eastham rather than having to relocat e. However, state
requirements regarding  assets (such as not havin g mo re than $200,000 in net equity from a
previous house or an addition al $75,000 in f inancial assets ) put many seniors out of the
running for affordable housing that can be coun ted as part of the Subsidized Housing
Inventory. Nev ertheless, such housing d oes serve an important need for local seniors who want

to afford to liv e independently in Eastham. Some service - enriched housing for  seniors should
also be considered including handicapped - accessible units. As noted earlier, only units that
are occupied by those with incomes at or below 80% AMI can be counted as part of the
Subsidized Hou sing Inventory.
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While Table 11l - 36 identifies a de ficit of 380 homeownership un its, the typ ical small - scale of
ownership projects , very li mited subsidy programs directed to them, and the affordability
constraints noted above , make it very unlikely that th e Town will be able to  produce substantial
number s of ownership units. On the other hand, th e Town can provide other sources of
assistance to reduce the housing cost burd ens of existing owners, including tax breaks

Table Il - 36: Homeow nership Af for dabili ty Analysis

Affordable Sales Prices{ # Owner # Affordable
Income Income | Single - family/ Households | Units *** Deficit or
Group Range* | Condo ** fid Surplus
Less than Less than | Less than $ 332,500 / 838 458 - 380
80% AMI $69,600 less than $ 294,500

Sources: HUD SOCDS CHAS 2013 - 2017 . * Based on 20 20 HUD Income Limits for  a three - person household .
** See Table Ill-29. *** See Table Il - 30 for number of owners in each incom e range and aff ordable units are
those occupied by households without cost bu rdens.

This Housing Plan recommends that homeownership unit goals be largely distributed as
or units for downsizing wou ld

uni mextpiveyearct i on

summariz ed in Table 1lI-37. This amount of starter housing

comprise abou t 20% of the Townods affordable

with the other units targeted to affordable rentals.

Table 11l - 37: Projected Dis tribution o f Homeownership Units , Five- Year Goals

Target Renter Targ et Unit Size Proportion of Need # Units

Households 5- Year Goals
Seniors/Individual s/ One bedroom 30% 4

Special ne eds

Small Families Two bedrooms 60% 9

Large Families Three+ bedr ooms 10% 2

Total 100% 3 (average per year)/ 15
3. Special Population Need's

Eastham has a higher le vel of residents with disabilities than the state as a whole at 14.6 %of all
Of the 717 individuals with
, representing ab out 25% of all t hose in

residents compared to 11.6% based on 2019 census estimates
disabi lities, 471 residents were 65 years of age or older

24 Figures based on inte rest of 3.0%, 30- year term, annual property tax rate of $ 8.72 per thousand, and

insurance costs of $4 per  $1,000 for condominiums and $6 per thousand f or single - family homes. The

calculations are also based on the purchaser spendi ng no more than 30% of gr 0ss inco me on mortgage

(principal and interest), taxes and in that the purchaser could qualify for

subsidized mortgage financin g from the ONE Mortgage Program or MassHousing mortgage offerings and
therefore pay no private mortgage i nsurance (PMI).

surance. It also assumes
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this age group. A n increasingly aging populati  on suggest s further future needs for integrat ing
handicapped accessib ility and supportive services into future afford able housing development.
Long wait times for handicapped - accessible units that are managed by the Orleans Housing
Authority further subst  antiate the ne ed for such units. Additionally, Eastham currently has only
eight special needs uni ts in gr oup homes and no subsidized units directed specifically to
seniors, including n o assisted livin g facilities .

This Housing Production Plan recommend s that at least 10% of new units created include
handicapped adaptability/accessibility and/or sup portive services with a 20% level for units
directed to seniors  or single individuals

4, EXisting Hou sing Condlition Needs

About 5 5% o f East hamo sck tvas bult pnrigr tos19 B0 and thus more likely to have
traces of lead - based paint, posing safety  hazards to children , as well as problems concerning
aging system and structural conditi ons. Also, b ecause most properties rely on septic systems ,
some existi ng systems are likely failing or in disrepair. Programs that continue to support
necessary home i mproveme nts, includ ing de - leading, septic repairs , modifications for the
physically dis abled, and historic restorations  shoul d be promoted for units occupied by low -
and mo derate - income households, particularly the elderly living on fixed incomes and
including inv estor-owned properties tenanted by qualifying low and moderate -income
household s.

The need and demand for assistan ce in making essential home repai  rs is further demonstrated
by the continued interestin t he Townd®&s Housing Rehabi hdministdra dhy
the Community Development Partnership . Eastham is also working with HECH on the Eastham
Housing Emer gency Loan Program (H.E.L.P.) that provides 0% interest, deferred loans of up to
$20,000 for emergency improvements related to health and s afety probl ems. This Housing Plan
recommends continued  support of these program s as well as the consi deration of additional
programs and funding
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IV. CHALLENGESTO DEVELOPMENT

The Town seeks to encourage sustainable growth and development, in cluding th e integrati on of
more af for dable housing in new development, but is cognizant o f th e importance of promoting
such growth within the context of preserving the commun i t yés natur al resource

health , and quality of life. It will be a great challenge for the Town of Eastham to create enough
affordable housing units to meet the stateds 10% affordable housing stand
and lo cal needs, particular ly in light of the following constraints to new development:

A. Infrastructure

A major cons traint and cost factor f or new development relates to infrastructure, particula rly
the historic lack of sewer and water services in most areas of Eastham that raise s concerns
among residents about impacts of any new development on the environment , water su pply, and
water quality in particular. Residents have typically had to rely on wells and on- site septic
systems unless special treatment facil  ities were integrated into the new development, a costly
measure that requires a fairly larg e project to be feasi ble. In fac t, a humber o f Alternative
Treatment installations have been deploye d to reduce nitrate nitrogen concentrations in
effluent discharges in Eastham.

The Lower Cape Water Management Task Force has studied the water s upply and demand issue

for th e Outer Cap e several times in the past and found that most private wells provid e good
quality drinking water, but increasing developmen t negatively influences the q uality and
contamination from Route 6 is an ongoing concern. Ea stham is fortunate in that is it essenti ally

thesol e user of the Lower Cape athea nofthern dost rddchesofédhe Len s,
Lens with Wellfleet and the National Park Service.  Two well sites for the developme nt of the
municipal water supply  and have become operational relativ ely recently.

In the spring of 2009, t he Town completed an Interim N eeds Assessment and Alternatives

Screening Analysis Repo rt as the first major report (Phase I) of the Town of Eastham Wastewa ter
Management Planning Project. This study assist ed the Town i n developing a comprehensive

strategy for wastewater treatment. This project will support the Towno6s effort:
reliable and safe drinking wate r supply to residents and to integrate t he on - going municipal

drinking water supply planning project in to th e wastewater management and overall water

resource management n eeds in Eastham in the coming years

Mitigation Measu res: The Town voted to establ ish a town - wide municipal water system a t its
2015 Town Meeting that will eventually serve a Il parts of Eastham. The system will include two
well fields, a storage tank an  d 45 miles of distribution piping. The project is being conducted

in phases from 201 9 through 2023.

The Town is also lookin g into ways to address the waste water needs. Tradi tional meth ods,
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such as on - site waste water treatment, are being implemented on a case- by- case basis. Non-

traditional methods are bein g tested to see if they will  be feasible.
It will be important for  any new affordable housing development to address th ese infrast ructu re
constraints, septic issues in particular, and ensure that th ere are sufficient amounts of

subsidies incorporated int o the project to adequately s ervice new residents and protect the

environment. Clearly the continued development of Town water serv ices wil | provide important
benefits to local residents and business  es in the years to come and make affordable housing
development more feasible

B. Environmental Concerns

East ham0s amenities atmalkt literally millions of visitors an nually and provide highly
valued opportunities for a wide range of recreational activities. These features need to be
protected to the greatest extent possible, an d chall enges remain t @
preservation desires against commercial pressures and the nee d for greater housing diversity

1 Protected Open Space
Foremost amon gthe t ownds open spaces i s the reCameg
East hamds euadary, dhatrprovides a passive and act  ive recreational facility of
more than 3,000 acres o r close to one-third of the town. The Seashore receives

approximately five mil lion visitors annually and virtually all of these visito rs pass
through the town of E astham. More than a hundred privately -owned residential
dwellings exist within the Seashore , most of w hich were constructed prior to the

Seashoreds cr eat i esmblishadreavironnheptal proteztions that limit uses,
expansions, alterations, rep airs, and the disturbance of land associ ated with existing
private residential properties wi  thin the Se ashore zoning district. There are also more
than 485 acres of Town - owned open space, some of which are also historic areas.

1 Coastal Resources: The coas tal resources of Eastham are divided bet  ween Cape Cod Bay
on the west shore and the Atlantic Ocean incl uding Nauset Marsh and Town Cove. The
Bay shoreline extends approxi mately five miles including coastal bank and barrier
beaches that protect extensive s  alt marsh systems and coastal dunes. Th  ese areas have
been designated as Areas of Critical Environment al Concern (ACEC), containing
approximately 400 acres. The Town main tains seven public beaches along this
shoreline, includi ng parking for 500 vehiclesa nd 45 boat slips. The corporate boundar y
of Eastham actually extends three miles into Cape Cod Bay and within this area lie
productive grounds for the harvest of quahogs, sea clams, and bay scallops as well as
recreational fis hing for both shellfish and f infish.

East hamds At | an tngists fostheanost gaiit of keigh blaffs where much o f the
sand has been transported southerly to form the Nauset Spit, a barrier be ach that
protects the Nauset Marsh system and adjacent T own Cove. This marsh system covers
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approximately 800 acres and is a productive nursery area for both shellfish and finfi sh

where aquaculture acti vities are encouraged. Mcpt biet bact f
shore remains undeveloped beyond the establi shment of the Cape Cod Nation al
Seashore.

In addition to shellfish and finfish, East hamds c olg sdastal

marshlands and kettlehole wetlands, attract a high diversity of bird s and mammals, and

are especially important to migratory species. The Cape Cod Nation al Seashore monitors
rare species within the Park, and the Massachusetts Natural Heritage Pr  ogram shows
Eastham to be important to a large number of state and/or federally designated rare,
threatened or endangered species, whic  h also constrains development

1 Other Water Resources

There are eleve n ponds in Eastham that provide recreational opportu nities, man y of
which are privately owned. These ponds range in size from the G reat Pond with 109
acres to the six -acre Jemima Pond. T he town also has four additio nal surface water
bodies including Salt Pond Bay, Nauset Bay, the Herring River and Boat Mea dow River.
Eastham also has historically obtain ed its drinking water from a so  le- source aquifer, the
Nauset Lens, and efforts to minim  ize the contamination of this water source have be en a
local priority

Mitigation Measures: The Town of Eastham has a s trong commi tment to preserving what
remains of its natural environment includin g the areas described above as well as dunes,
forested a reas, rare plant and wildlife species, and a variety of uncommon habi  tats such as
swamps and kettlehole ponds. The impact s of any ne w development must be identified as to
how it affects the environmen t and what actions might be required to mitigate impacts . While
regulations to prote ct the environment, such as wetland by  -laws, and to protect the public
health, such as Title 5 regulati ons, are important and essential, they nevertheless present
challeng es to development by reducing the amount of buildable la nd and increasing the time
and costs of developing new housing.

Housing strategies are largely oriented to actions tha t will prom ote smart growth and limit
impacts on the environment such as promot ing accessory apartments based on recent changes
to zoni ng, converting existing housi ng to long -term affordability, developin g infill sites in
existing neighborhoods, cluster de  velopment, motel or cottage colony conversions, and
encouraging mixed - use devel opme nt (see Section VI. B and VI.C. for details on these strategies).

C. Zoning
As is the case in most American communities , a zoning by -law or ordinance is enacted to
control the use of land including the patterns of housing development. Eastham is div ided into

75

Eastham Housing Production Plan

East

habi



a number of different Zoning Districts ,25 each with its own requirements, in  cluding:

1 District A 8 Residential area of one (1) and two (2) family dwellings

1 District B d An area fo r marine - related uses

1 District E d An area of limited commercial dev  elop ment that is compatible w ith the
residential charact er of the neighborhood

1 Seashore District F d An area with single - family dwellings located within the Cape Cod
National Se ashore Park to prohibit commercial and industrial uses and to conserve
natural cond itions

1 Water Resources Protection District G ~d An open space area or residential area
designated to protect the public health by preventing the contamination of the ground
and surface water resources providing a portion of the potential public water su pply for
the Town

1 Wellfield P rotection District H 3 An open space area designated to  protect the public
health by preventing the contamination of the ground and surface water re sources in a
test wellfield area demonstrated to be capable of providing a port ion of the potential
public w ater supply for the Town

1 Eastham Co rridor S pecial Distr ict (ECSD) d The purpose of the Eastham Corridor Special
District (ECSD), as designated in B arnstable C ounty Ordinance 17 - 12, is to enhance and
protect the character of Ea sthamo s commerci al areas, -usencour .
developmen t, support and enhance the ec onomy in North Eastham, improve bicyclist
and pedestrian safety and access a long the Route 6 corridor, minim ize traffic conflicts

and improve access management throughout the District, expand opportunities for
creation of affor dable housing, and adopt best management practices to manage
nutrients discharged through stormwater with in the District

Table 1 V- 1: Minimum Intensity Requirements

Dwelling Type District Area (Sq. Ft.) Frontage (Feet)

Single Unit District A 40,000 50
District E 40,000 50
District F 3 acres 150
District G 3 acres 150

Two Units District A 80,000 200
District E 80,000 200
District G 6 acres/no more than 150

5,000 sq. ft. of floor area
Two U nits with District A with 40,000 50/150
Deed restriction site plan review

Source: Eastham Zoning By - law, Section IX, Intensity Regulations

2!

al

Eastham Zoning By - law, Section Il, Zon ing Districts.
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Like most localities in the C  ommonwealth , Eashamd s Z o n i lawgemltBages large - lot zoning
of at least 40,0 00 square feet, largely a s a result of Title 5 regulations. Nevertheless, low
housin g density severely constrains the construction of affordable housing  which often relies on
some economi es of scale. Some of the dimensional requirements in the Zoning By -law for
residential units are included in Table | V- 1.

Mitigation Measures: There ar e several zoning provisions included in the existing By - law that
are designed t o promote sma rt growth a nd/or housing affordability, including the following:

1 Eastham Corri dor Special District (ECSD)

Building on the recommendatio ns in the 2002 Local Compreh ensive Plan, the Town
embarked on a planning effort to create a traditional mix ed- use villag e center in North
Eastham centered on the intersection of Route 6 and Brackett Road and involving the
surrounding private and public pro perties. The Town hired a ¢ onsultant to refine the
vision for the area and prepare the necessary land use regulations a nd planning tools to
appropriately address the issues and opportunities while r especting the needs of the
property owners and other comm  unity stakeholders. 26

In May 2018, the Eastham Corridor Special District (ECSD) was adopted by Town Meetin g
to enhance and protec tthe char act er of Eastham6s commerci al ar
use development, support and enhance the economy in North East ham, improve

bicyclist and p edestrian safety and access along the Route 6 corridor, minimize traffic

confli cts and impro ve access m anage ment throughout the District, expand opportunities

for creation of affordable housing, and adopt best management practic es to manage
nutrients disch arged through stormwater within the District. 27 This zoning allows
residential d evelopment by -right incl uding apartments above commercial spaces,
townhouses , and apartments which were not allowed in the area in the past. The two
focal point s of th is new No rth Eastham Village Center is the 11 .5- acre Purcell property
that was acquired by the Town and was rece ntly developed as the Village at Nauset
Green with 65 affordable ren tal units and the T-Time property purchased by the Town
in 2019 and currently under ¢ onsideration for future muni  cipal uses including potential
housing é

1 Accessory Dwelling Uni ts (ADUS)?8
At the 2013 Town Meeting, changes to E a st h aagtéssory apartment bylaw were
approved that include d provisions for promoting the development of affordab le rental
housing for year -round residents by allowing accessory apartments b ased on a numbe r

26 North Eastham Village Center  Plan, Stantec Consulting Services, March 200 7.

27 Eastham Zoning Bylaw, Section 3.8.

28 Eastham Zoning Bylaw, Section VII.C, A ccessory Uses (Accepted a t Town M eeting, July 24, 2001,
and Amendment Accepted at Annu  al Town Meeting, May 5, 2003).
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of condit ions thr ough the Special Permit process . Only one non-deed restrict ed ADU
was created through this bylaw.

In 2019, the Tow n adopted new ADU zoning to  better promote such units. The bylaw
includes the following purposes:

1. To diversify the typ es of housi ng available in the community and broaden
housing opportunities for hous eholds of all income levels, ages and sizes.
2. To encourage and support a stable a nd diverse year -round community and a
robust local workforce.
3. To prevent the displacement o f current E astham residents and encourage the
influx of new residents.
4. Toencourage a more efficient wuse of trideéuldingwnds
stock while main taining the character of the areas in which the Accessory
Dwelling Units (ADU s) are located.

This new bylaw allows ADUs by - right if located on a residential lot in Distri ctA,E,and G
and by Special Permit in Seashore District F. ADUs on commercial lots are also allowed
by- right in District E and by Special Permit in Districts A , F, and G. They can also be
permitted by -right in the Eastham Corridor Special District with the exception of the
Trade Park where they are not allowe  d.

If the ADU is located on a property zoned for a single - family dwelling and conforms to
all zoning dimensional requ irements, it can be permitted as a by -right accessory use. In
addition to interi  or u nits wi thin a si ngle - family dwelling, the bylaw also allows external

and detached accessory units on a property.

A Special Permit from the Zoning Board of Appeals is requir edin the f ollowing instances:

1. The property is preexisting non - conforming tot he use, lot size or dimensional
setback require ments of the Eastham Zoning Bylaw.

2. The proposed Accessory Dwelling Unit (ADU) will result in the increase to a
preexisting non - conformity.

3. The proposed Accesso ry Dwelling Unit will exceed 50% of the site cov erage of
the principal dwelling unit.

4. The subj ect property is located within the Sea  shore District.

Other requirements include :

o No more than one accessory unit per lot
o Cannot have mor e than two bedrooms.
o0 Must be subordinate in use, size, and design to the principal structure and the
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appearance of the property remains consistent with t he principal structure/use
on the site and the privacy of abutting properties is maintained.

o The owner must inhabit the hou se as a primary residence, occupying either the
prin cipal or accessory unit.

o Units may not be | arger than 1,200 square feet or 50% of the site coverage of the
principal dwelling, whichever is smaller

o Cannot be conveyed separ ate or apar t of the principal d welling and neither the
principal unit or ADU ca n be converted to condominiums.

0 At least one of f-street parking space in addition to what is required for the
principal unit.
Must meet Title 5 requirements
Either the accessor y dwelling unit or the principa | dwelling must be rented
and/or leased on a yea r-round basis, and at no time can both the prin cipal
dwelling and the  ADU be rented a nd/or leased

About ten ADU permits have been approved.

1 Two- family Units for Low - or Moder ate- income House hol ds?9
Two - fami ly homes are allowed by - right in the Eastham Cor rido r Special District. They
are also allowed in Districts A, E and G - the resident ial district, limited commercial
district and Water Resources Protection District, respectiv ely, but th e area requirements
are double what is required for a single -family home. The exception is obtaining site
plan re view in residential District A for a tw o- family home that includes a unit that is

affordable to a low - or moderate -income tenant if owner-occupied (if not owner -
occupied, both units must be affordable to low - or mo derate - income tenants), reducing
the area requirement to 40,000 square feet, the equivalent amount for a single - family
unit.

In the bylaw, low -income is defined as a hous ehold earni ng at or below 80% o f area
median income and moderate -income include s households earning between 80% and
120% of area median income. It should be noted that under this terminology , only low -
income units could be counted in the Subsidized Housin g Inventory (SHI) assuming all
other state Local Initiative Program (LIP) requi  rements are met (see Appendix  6). Also,
maxim um rents must comply with HUD Fair Mark et Rents (FMRs). This bylaw has not
been used to date.

1 Open Space Residential Subdivision Developmen t (OSRSD)
0 The pseof the Open Space Residential Subdivision Dev  elop ment (OSRSD) bylaw is
to of fer an alternative development design by special permi t for subdivisions to promote
the permanent preservation of open space, wildlife habitat and other natu ral resources,

29 Eastham Zoni ng Bylaw, Section IX.A.2 (Accepted at Town Me  eting, July 24, 2001).
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inclu ding the aquifer, ground water recharge areas an d wetlands, in a manner that is
consistent with the Eastham Local Comprehensive Plan and to minimize sprawl and
promote development that conforms to existing topography and natu ral feature s mor e
efficientyt han conventi onal3 §he bythiv \prors dtes relaster zoning  that is
based on smart growth principles that also conserve open space. It includes the
following provisions:

o Parcel must contain at least four acres of bu ildable upl ands, producing not less
than five lots.

o Each lot must contain a min  imum of 20,000 square feet of b  uildable upland for
each single - family unit and twice  that amount for each duplex unit.

o0 Open space must include potentially developable area equal to or grea ter than
35% ofthe parcel 8ds buil dabl e wupl an dace imgeipetuitya i ne d
not includin g land for roads and/or parking. The open space must be planned
as contiguous areas wherever possible, including buffers around wetlands or
parcel boundarie s. Connectivity with  existing open space or recreational
opportuniti es is a priority.

0 The designate d open space must be conveyed to the Town of Eastham u pon
acceptance of the Select Board and Town Meeting, to a non - profit organization
whose miss ion is open space conservation, or to a corporation or trust owned by
the owner s of the lots or resident ial units within the development.

o If the open space is not ¢ onveyed to the Town, a conservation restriction
enforceable by the Town must be recorded and a manageme nt plan submitted
and approved. The management plan must authorize the Town to enterintoan d
perform maintenance of the open space where the management program has
failed, in which case, the owners of the lots will be held responsible for the cost
of the main ten ance.

o Density bonuses will be allocated at the discretion of the Planning Board but o nly
when more than 35% of the buildable upland is preserved as open space.

o In regard to wastewater treatment, the area set - aside as open space may be
allocated to each of the building lots proportional to the total number of lots,
prov ided a shared or clus tered septic system is proposed.
Must be included in Distric  t A.
Must consist of a parcel or set of contiguous parcels in common ownership.
Include plan s prepared by a certified Lands cape Architect or registered Land
Surveyor that identifies conservation a reas, locates house sites, and aligns streets
and any new tr ails.
Allows single and multi - family dwellings.

0 Minimum setbacks must be 25 feet from the fr ont, side a nd rear lot lines, e xcept

30 Eastham Zoning Bylaw, Section XIX, Open Space Residenti al Subdivision Developmen t, page 59
(Accepted at Annual Town Meeting, May 1, 2006).
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the front setbacks from pre - existing stree ts m ust be 30 feet.

This bylaw has not been used to date. It also does not have any requirements regarding
the integration of affordable housing, including density bonuses for their incl usion, which
are oft en conditions in other comparable bylaws that en cour age clustered housing and

open space preservation.

It is important to note tha tthe Town has created a Residential Zoning Task Force to evaluate
potential changes in the  Zoning Bylaw that would encourage more affordable housing. This
Housing Produc tion Plan also includes a number of strategies that are directed to reforming

local zoning regulations, makingthem o0 fi e n d| i the péoduttion of affordable housing and
smart growth de velopment . These include adopting inclusionary zoning, integrating a ffor dable
housing in the OSRSD bylaw, and exploring rezoning to convert motels or cottage colonies into

mixed - income housing (see Section VI. C).

D. School Enroliment

Like most communitie s on the Cape, t he Outer Cape in particular, school enrollments have been
decreasing. For example, those children enrolled at the Eastham Elementary School decreased

from 286 students in the 2000 -2001 school year to 194 by 2020 -2021. Comparabl vy,
enrollme nts at the Nause t Regional Schools (Middle School and High School) o that include
students from Brewster, Orleans, Wellfleet and Eastham 0 decreased from 1,790 in 2000 - 2001,
to 1,515 b y 2014-2015, an d 1,426 by 2020 -2021. These declines are refle ctive of th e
substantial de mographic shift towards fewer younger residents and incr easing numbers and
proportions of older ones that is occurring throughout the Cape but is particular ly worrisome
for the Lower and Outer Cape communities.

Many people with children h ave moved away d ue to the high cost of living , and the lack of jobs
whil e others are sending their kids to charter schools and private schools in the area, and
greater numb ers of house holds have fewe r children or no children at all. While COVID- 19 has

attracted more fami lies to the Cape, largely second home owners choosing to ride - out the
pandemic in what they consider a safer place in Eastham, their children are typically | earning
remo tely in school s of their principal place of residency.

Despite declinin g enrollment, the Town has taken steps to  better support the needs 0 f students
and families by providing free pre - kindergarten and lunches for all.

Mitigation Measures: This Housi ng Production Plan recognizes the need for a wider range of
affor dable housi ng options in Eastham, including rentals and first-time homebuyer
opport unities for young fam ilies. It is likely that this new development will not have a
significant impa ct on sc hool capacity, particularly in light of current and projected dec lining
enro liments.
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E. Public Transportation

Like most of Cape Cod, Eastham  encounters significant pr oblems with tr affic congestion,
particularly in the summer months when the popu lation ¢ an swell to as many as 30,000. 31
Eastham is also effectively the  gateway to the National Seashore and all road traffic passes
through Eastham to get to other communities  on the Outer Cape. The Cape Cod Commission
also has data that COVID - 19 has ha d an eff ect on traffic . Average daily traffic numbers at the
Eastham/Wel Ifleet town line on Route 6 indicate that traffic was down 100% in March 2020,

from March 2019, when the lockdown occu rred, remained down over 2019 through August and

then was higher than 201 9 in both September and October, although down somewhat in
Novemb er and Dece mber.

Public transportation is extremely limited , largely requir ing residents to have access to
automobile s and further increasing the cost of living in Eastham . This rel iance on the car
present s a barrier to those low - and moderate -income res idents who are more likely to feel the
financial strains of owning and maintain ing a car. The 20 19 census estimates indicated that
only 19 workers reported using public transportatio n, and 38 workers do not own a vehicle

Starting in June 2006, Flex - Route transport ation system was introduced which provides bus

service throughout th e Outer Cape including Ea stham. Those living within a half mile of the

route can call the service to ar range pi ck- up. Twelve buses were purchased through a federal

grant obtai ned by the National Seashore and all participating towns pay the operating expe nses

with some support fr om passengers via a token system. Eastham also participates in the Cape

Cod Regional T ransit Authority that coordinates and provides fixed - route buses throughout the

Cape. It should also be noted t hfarts freE aandpdrtationd sto Coun c
area senio rs for medical visits and shopping, thus promoting independent li ving for this part of

the population.

Mitigation Measures: The Town wi Il have to pay particular attention to the projected traffic
implications of an y new development, workin g with the dev eloper to resolve problems.

Opportunities to direct development to areas that are most conducive to higher densities, such
as along Route 6, particu larly with water services, may serve to reduce transportation proble ms
somewhat .

Eastham will also contin ue to coordinate its transportation planning with neighboring

com munities through active participation on the Cape Cod Regional Transit Au thority,
involvement with the Cape Cod Transit Task Force, and coordination wit h th e National Park
Service. The Town will also continue to  participat e in the Cape Cod Joint Transporta tion

31 The summer population consists of several gro ups of people including year -round residents, summer
residents, shorter -term guests, and more transient weekenders. Assuming five (5) people per house
during the summer period plus 1,000 to 1,500 in motels, the total population is about 25,000. The Town
Clerkos Office has estimated 30, 000.
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Committee .

F. Availability of Subsidy Funds

Financial resources to subsidize a ffordable housing preservation and production as well as
rental assi stance, have suffered b udg et cuts over the years making funding more limited and
extremely competitive. Communi ties are finding it challenging to secure necessary funding and
some project s need to wait multiple funding cycles to obtain funding approvals f rom the state.

Commu nity Preservatio n funding has offer ed Eastham an important resource for affordabl e
housin g production and HOME funding from the Barnstable County HOME Con sortium is also a
resource. The Town has also established a Municipal Affordab le Housing Trust to man age a
dedicated housing fund. This Trust has a humber of important powers, inclu ding the ability to
accept tax - exempt donations of land and money. Never theless, th e Town will need to continue

to increase funding for affordable hous ing and leverage its limited local resources to secure
substantial sup port from reg ional, state and fede ral resources as well.

Mitigation Measures: This Housing Plan provide s guidance on the use of Community
Preservation Funds , Ea s t h aAffiddsble Housing Trust Fund , and Community Development
Block Grant (CDBG) fundi ng for affordabl e housing initiatives that will enable the Town to
support the production and preservation of affordable units and leverage other publi ¢ and
private funding sources , includi ng t he possible bonding of CPA funds for the ac  quisition of
property . Moreover, like other communities 0 n Cape Cod, Eastham has access to feder al HOME
subsidie s, administered by the Barnst able County HOME Consortium , plus other stat e and
federal funding resour ces.

G. Community Perceptions

Residents in most communities are concerned about the impacts that any new development will
have on local services and qu ality of life, and many may a Iso have negative impressions of
affordable housing in general. The refore, local opposition to new affordable developments is
more the norm than the exception.

On the o ther hand, with such high real estate p rices and the ex odus of younger re sidents, there
is also a realization that workforce hou sing is needed in the co mmun ity. The development of
the Village at Nauset Green did not receive significant local opposition, an d more people are
recognizing that the  new kindergarten teacher, their gr own childre n, or the elderly neighbor
may not be able t o afford to live or rema in in the community unless more affordable housing
options are created . Housing for seasonal workersis  also a serious concern of local employe  rs.
Residents are increasingly aw are that th ose who provide local services, whether they are
municipal workers, a waitress in a nearby restaurant, or the local handyman, need an affordable

place to live without huge  commutes.
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Mitigation Measures: Eastham will continue to conduct ongoin g community outreach and
education to inform local lead ers and residents on the issue of affordable housing, to help
dispel negative stereotypes, to provide up -to-date information on  new opportunities , and
garner political support for new housing initiativ es (see details on this strategy in Section
VI.A.2). It will be important to ¢ onti nue to be sensitive to community concerns and provide
opportunities for residents to not only obtain accurate information on housing issues , whether
they r elate to zoning or new develo pment, but have opportunities for real input

H. Limited Availabi lity of Developable Property

Developed residential or mixed residential and commercial land comprised 6,997 acresin 200 8
or 64% of E a sldntd arenfascording to the 2015 Op en Space and Recreation Plan . In 200 8,
about 293 acres of developable resident ial land area remained with another 23 0 acres of
residentially - zoned property defined as undevelopable. Data also identified about 8 acres of
commercial and industrial property . This means that less than 4% of the land area of East ham
remains open and sub ject to possible development. Consequently, there has been a substantial

level of redevelopment includi ng teardown activity , involving the demolition and rep lacement of
existi ng homes , and higher - density opportunities along Route 6 including the Village at Nauset
Green and possibilities for the former T- Time property.

Mitigation Measures:  Because of the limited amount of future development, it is all the m ore
important that the new uni ts that are created help diversify the hou sing stock, including
affo rdab le options. This Plan suggests several zoning mechanisms to mandate and incentivize

affordable unit s including inclusionary zoning and co nversions of mo tels to year -round rentals
(see Section VI. C) as well as strategies to p romote more housing choice s (see Section VI. B).
Zoning to allow the most effective use of i mited developable properties, including higher

densities, will be important.
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V. AFFORDABLE HOUSING PRODUCTIONGOALS

The Massachusetts Department of Housing and Community Development (DHCD ) admini sters
the Housing Production Program in accordance with regulations that are meant to p rovide
municipalities  with greater local control over housing development. Cities and towns are
required to prepare and adopt a Housing Plan that demonstrate s the production of an incr ease
of 0.5% over one year or 1. 0% over two -years of its year -round hous ing stock eligible fo r
inclusion in the Subsidized Housing Inventory. 32 |f DHCD ce rtifie s that the locality ha s complied
with its annual goals or that it ha s met two - year g oals, the To wn can, through its Zoning Board

of Appeals, potentially deny what it co nsider s inappropriate comprehensive permit applications
that do not address local needs for o ne or two years, respectively. 33

This 0.50% housing production goal translates to at least 13 affordable units annually to meet
annual production goals, still a chall enge for a small comm unity. When the 2020 census
figures are released , the year - round housing figure will change

Using the st rategies summarized u nder Sectio n VI and priority needs established in Section II I.C,
the Tow n of Eastham has developed a Housing Production Program to char t affordable housing
activit y over the next five years.  The projected goals are best guesses atthi s time, and there is
likely to b e a great deal of fluidity from year to ye ar. The goals are based largely on the
following criteria:

1 At a minimum, a tleast fifty p ercent (50%) of the units that are developed on publicly -
owned parcels s hould be affordable t o households earning at or b elow 80% AMI. The
rental project s will also target some households earning at or below 60% of area median
income with lower income tie rs as well depending upon subsidy program requirements.

It should also be noted that the Tow n can provide CPA assistance t o subsidize units for
those ear ning betwee n 80% and 100% of area median income, however these units

32 Massachusetts Ge neral Law Chapter 40B, 760 CMR 31.07 (1)(i).

33 If a community has ac hieved certification with in 15 da ys of the opening of the local hearing for the
compre hensive permit, the ZBA shall provide written notice to the applicant, with a copy to DHCD , that it
considers that a denial of the permit or the imposition of conditions or requirements would be  consiste nt
with local needs, the grounds that it believes hav e been met, and the factual basis for that po sition,
including any necessary supportive do  cumentation . | f the applicant wi shes
assertion, it must do so by providing writte n notice to DHCD, with a copy to the ZBA, within 15 days of i ts
receipt of the ZBAOs doaurhentatien to suppartlitaipmbsitiong DGDY shall revi ew the
materials provided by both parties and issue a decision within 30 days of its receipt 0 f all ma terials. The
ZBA shall have the burden of proving sa tisfaction of the grounds for asserting that a denial or approval
with conditions would be  consistent local needs, provided, however, that any failure of the DHCD to issu e
a timely decision shall be deem ed a determination in favor of the municipality. Thi s procedure shall toll
the requirement to ter minate the hearing within 180 days.
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cannot count as pa rt of the Subsidized Housing Invento ry or towards annual housing
production goals

1 Inrecognition that many residents , including Town emp loyees, have incomes above 80%
AMI but not high enough to afford market units, this Housing Plan recommends th at
housing production efforts include some  workforce housing units for those earning
between 81% and 150% AMI but still priced out of Eastham & ho using market.

1 Because hous ing strateg ies include development on privately - owned parcels, production
will involve projects s ponsored by private develop ers through the standard regulatory
process or possi blcpmprehensive godrmiti procedd. y Bhe Town will
continue to work  with these private de velopers to fine -tune proposals to maximize their
responsiveness to communi ty interests and to increas e affordability to the greatest
extent feasible, potentially infusing f unding from the Eastham Affordable Housing Trust
Fund or CPA where appro priate. Additional Town resources, such as the short -term
rental tax and marijuana revenues, could provid e important additional support for
housing pr iorities.

1 The projections involve a mix of rental and ownership opp  ortunities that reflect the
priority h ousing ne eds in the Housing Needs Assessment (see Section II.C ) where at
least 80% of the units are directed to rentals. The Town will work with developers to
promote a diversity of housing types  and income level s directed to dif ferent popu lations
with housing need s including families, seniors , single occupants and indi viduals with
special needs to offer a wider range of housing options for residents.
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Table V- 1: Eastham Housing Production Prog ram

Affor dable Workforce Units
Strategies by Year Units < 80% 80%to 150% AMI, Total Units*
AMI Market Units or
Ineligible for SHI
Year 1 82022 2016
Rental Expansion Program (Strategy VI. B.3) | 2 0 2
Rental Subsidy Program (VI.B.3) 0 20 20
Housing Rehabilitati on Program /ownership | 0 12 12
(VI.B.3)
Accessory Dwelling Units 0 5 5
Subtotal 2 37 39
Year 2 § 2023
Development of publicly - owned 20 15 workforce units 35
property/ driendly 40 Bd rental (VI.B.1)**
Buy- down Program/Renta | Expansion 2 0 2
Program (VI. B.3)
Rental Subsidy Program (VI. B.3) 0 20 20
Housing Rehabilitation Progra m/own ership | 0 12 12
(VI.B.3)
Accessory Dwelling Units 0 5 5
Subtotal 22 52 74
Year 3 § 202 4
Development of publicly - owned 15 5 workforce units 20
propert y/ &riendly 40 B4 rental ( VI.B.1)**
Special Needs Housing /rental (VI. B.2) 8 0 8
Buy- down Pro gram/Ren tal Expansion 5 0 5
Program (VI. B.3)
Rental Subsidy Program (V 1.B.3) 0 20 20
Housing Rehabilitation Program/ownership 0 12 12
(V1.B.3)
Accessory Dwell ing Units 0 5 5
Subtotal 28 42 70
Year 4 8 2025
Private prope rty development /ownership 6 18 (some could be 24
(VILA.2) workfor ce units with
additional subsidy)
Private property development & motel 3 17 (some could be 20
conversion/rental  (VI.B.2) workforce units with
additional sub sidy)
Buy- down Program/Rental Expansion 4 0 4
Program (VI. B.3)
Rental Subsidy Program (VI. B.3) 0 20 20
Housing Rehabilitation Program (VI. B.3) 0 12 12
Accessory Dwelling Units 0 5 5
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Subtota | 13 72 85
Year 5 6 2026

Public prope rty development /0 f r i e rOB/I| 20 0 20

rental (VI.B.1)**

Buy- down Program/Rental Expa nsion 2 2 workforce units 4

Program (VI.B. 3)

Rental Subsidy Program (VI.B. 3) 0 20 20

Housing Rehabilitation P rogram/ownership 0 12 12

(VI1.B.3)

Accessory Dwelling Units 0 5 5

Contri bution to ne arby community project 0 0 0

costs (VI.B.4)

Subtotal 22 39 61

Total 87 242 329

* The totals include market rate units in addition to t
** Allunitsina Chapter 40B ren tal develop ment are eligible for inclu  sion in the SHI.

he affordable and workforce units
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VI. HOUSING STRATEGIES

The Town has made significant progress in implementing the Housing Production Plan it

appro ved in 201 6. Particularly import ant have been the fo llowing efforts to focus on build ing
local capacity t o manage the program impl ementation process , creating new zoning, and
pursuing new housing initiatives:

1 Adopted a 5 - Year Strategic Plan for FY2020 to 2024
The Town embarked on a comm unity - wide process to provide direc tion for Tow n
initi atives and prioriti  es between F Y2020 and 2024 including the use of funds, staff and
other r esources. A Town - appointed Strategic Plan Steering Committee worked with the
Director of Community Development , the Town Administr ator, and the C onsultant JM
Goldson LLC. to oversee t his importan t effort.

The Plan highlighted three overarching guiding p rinciples including:

1. Honor Easthamds history and protect its smal/l
2. Live in harmony with the nat  ural environment and local culture.
3. Enhance com muni ty vibrancy and viabil ity for peop le of all ages.

The Plan also identified the following goals that focused on environmental protection
and enhancing community character

Preserve and protect coast al, estuary, pond, a nd other natura | resources.
Encourage and welcom e a diversit y of residents.
Improve travel experience for all users

Increase diversity of housing options

1

2

3

4. Foster and enhance community spirit

5

6. Provide and enhanc e access to public r ecreational res ources for a Il people.

The Plan also provided str ategies and action steps for reaching these goals, many whic h
were also part of the 2016 Housing Production Plan (HPP) and are the major component S
of this updated HPP.

1 Promote affordable ho using in multi - family and m ixed - use development
The 2010 Housing Production Plan suggested thatt he Planning Board should com plete
the planning and regulatory approvals that are necessary to establish the North Eastham
Village Cente r zo ning to extend mixed - use developmen t, including aff ord able housing ,
along the Route 6 corridor. The Town approved the Eastham  Corridor Special District in
its 201 8 Town Meeting. It has also been extending water services to cov  er about one -
third of Eastham in the initial phas e, including se rvice to this ar ea. Moreover, the Tow n
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